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Chapter I 
Introduction 


Chapter | 
Introduction 


PURPOSE 


The purpose of the Solano County Housing Element is to iden- 
tify and document the level and scope of housing problems 
and needs within the unincorporated County and to establish 
policies, housing strategies and programs to address iden- 
tified problems and needs. The Housing Element is designed 
to fulfill both State law and Federal requirements. 


AUTHORITY 


In 1980, the California State legislature amended Section 
65302(c) of the Government Code under Assembly Bill 2953 
establishing new and more detailed legal requirements for 
the Housing Element of General Plan. Under the new law a 
Housing Element must consist of: 


"(a) An assessment of housing needs and an inventory 
of resources and constraints relevant to the 
meeting of these needs. 


(b) A statement of the Community's goals, quantified 
objectives, and policies relative to the main- 
tenance, improvement, and development of housing. 


(c) A program which sets forth a five-year schedule 
of actions the local government is undertaking or 
intends to undertake to implement the policies 
and achieve the goals and objectives of the hous- 
ing element..." 


In addition, the law requires that the Housing Element be 
revised once every 5 years beginning in 1984. 


SCOPE 


This General Plan Element represents the first revision to 
the 1979 Solano County Housing Element.The 1979 Housing Ele- 
ment was prepared under the 1977 Housing Element Guidelines 
of the State Department of Housing and Community Develop- 
ment. Under these guidelines the County was required to 
submit the Housing Element to the Department of Housing and 
Community Development for review and certification. On May 
28, 1980 the State certified the County Housing Element as 
meeting the intent of Government Code Section 65302(c) and 
as being adequate under the 1977 Housing Element Guidelines. 


With adoption of Assembly Bill 2853 in 1980, Section 65586 
of the Government Code found that Housing Elements adopted 
by communities under the 1977 Housing Element Guidelines and 
found to be adequate by the Department of Housing and Com- 
munity Development were deemed to be in conformity with the 
new State Housing Element Law. Consequently, no further 
action by the County was required at that time. 


Section 65588 of the new State Housing Law requires local 
governments to review the housing element as frequently as 
appropriate to evaluate the appropriateness of housing 
goals, objectives and policies in light of the State housing 
goal; the effectiveness of the element in the attainment of 
the County housing goals and objectives; and the progress in 
implementing the housing element. As a result of this peri- 
odic review, the County is required to revise the Housing 
Element at least once every five years with the first revi- 
sion to be completed by January 1,.1985. This element._is 
designed to update the analysis of the 1979 Housing Element 
and review and modify the housing policies and programs in 


light of the County's housing needs over the next 5 years. 


RELATIONSHIP TO GENERAL PLAN 


The Housing Element is one of nine elements mandated by 
State law which comprise Solano County's adopted General 
Plan. These mandated elements are included in the County's 
Resource Conservation and Open Space Element, Health and 
Safety Element, (Seismic Safety, Safety and Noise), Scenic 
Roadways Element and the Land Use and Circulation Element. 
In addition to the mandated elements, the County has adopted 
several optional elements and specific plans. These include 
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the Energy Element, Parks and Recreation Element, the West 
Central Solano County General Plan and the Collmnsville— 
Montezuma Hills Area Plan and Program. The specific housing 
policies set forth in the West Central Solano County General 
Plan supplement the more general policies found in this ele- 


ment. The Goals, Objectives, Policies and Programs Crain is 
Plan have been reviewed for consistency with the Goals, OD= 
jectives, Policies and Programs of the adopted County 


General Plan. 


METHOD OF APPROACH 


This document is only a portion of the study and analysis 
undertaken in preparing a Housing Element for Solano County. 
In preparing Solano County's Housing Element, population and 
housing characteristics were evaluated and analyzed. Exist- 
ing housing policies and programs were then reviewed, and 
based upon this analysis, current and future housing prob- 


lems and needs were identified. More detailed analysis of 
needs were undertaken in five statistical areas for specific 
unincorporated communities. This analysis is presented in 


Chapters IV and V. 


PUBLIC PARTICIPATION 


To assist the County in reviewing housing programs and 
needs, a Housing Issues paper was prepared by staff for re- 
view and discussion by the Planning Commission during two 
study sessions. During these sessions, existing housing 
policies and programs were reviewed and future options ex- 
plored. Based on the analysis of the County's population 
and housing characteristics and direction provided by the 
Planning Commission through its discussion of Housing Is- 
sues, the draft 1984 Housing Element was prepared for cir- 
culation and review. The Draft Housing Element was widely 
distributed and the Planning Commission and Board of Super- 
visors held a number of public hearings to gain public par- 
ticipation in compiling the final Housing Element for incor- 
poration into the General Plan. 


FORMAT 


Following this introduction to the Housing Element, Chapter 
II provides the reader with a summary of the County's hous- 
ing problems, objectives, policies and programs. Under each 


topic heading, there is a discussion of the major housing 
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problems and issues facing Solano County, obstacles to their 
solutions, and policies and programs which may help to solve 
the problems. Each section concludes with a statement of 
objectives and policies addressing the identified problem 
and a summary of programs designed to implement each set of 
policies. 


Chapter III presents the specific programs and recommenda- 
tions for implementing the policies outlined for addressing 


Solano County's housing needs. These include various 
governmental procedures, housing programs, planning programs 
and regulatory methods available to the County. A program 


summary with quantitative objectives is also provided. 


Chapter IV contains analyses of the current supply and 
availability of housing, housing condition, problems of 
overcrowding and affordability, and the housing needs of 
special groups. This discussion is followed by an analysis 
of future housing demand and the County's responsibilities 
for providing housing for alk economic “segments of) tie 
community. 


Chapter V provides a detailed discussion of individual 
residential communities within the unincorporated area. The 
purpose of this appendix is to provide an analysis of 
population and housing characteristics within these residen- 
tial communities and to identify their particular housing 
problems and needs. 


Chapter II 
Goals, Objectives, 
Policies, and Programs 


Chapter II 
Goals, Objectives, 
Policies, and Programs 


Pts the County, s. goal.: 


To promote and ensure adequate housing in a satisfying 
environment for all residents of Solano County. 


In order to achieve the intent of this statement, it is 
necessary to establish short.term objectives and policies 
which will overcome the major obstacles which prevent re- 
alization of the goal. 


The chapter contains a discussion of major housing problems 
which Solano County currently faces or may face in the fu- 


ture and measures to address these problems. Subject areas 
include: 
fo) Housing Conservation and Rehabilitation - conser- 


vation and rehabilitation of existing housing. 


fo) Housing Cost - affordable housing for low and 
moderate income households. 


fo) Special Housing Needs - housing for the elderly, 
handicapped, large families, farm workers and the 
homeless. 

fe) Future Housing Development - sufficient housing 


to meet future needs. 


fo) Housing Location, Density and Timing 
fe) Public Facilities and Services. 
fe) Environmental Quality. 
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fe) Energy Conservation 


Under each topic there is a discussion of housing problems, 
obstacles to their solution, a review of existing programs 
and policies, and actions which may help to resolve housing 
problems. Each discussion is followed by a statement of 
Solano County's housing objectives and policies along with a 
summary of the programs designed to implement the stated 
policies. Further explanation of the housing programs are 
provided in the following chapter. Greater detail on hous- 
ing conditions and needs can be found in Chapters IV and V. 


HOUSING CONSERVATION AND REHABILITATION 


An important aspect of ensuring adequate housing in a satis- 
fying environment in Solano County is the conservation and 
rehabilitation of the existing housing supply. In May, 
1976, a survey was conducted which evaluated the condition 
of housing in the unincorporated area. The survey iden- 
tified standard units, substandard units and units suitable 
for rehabilitation. Five hundred thirty-four or 10.3% of 
the units were found to be in substandard condition. Sub- 
standard units not suitable for rehabilitation made up 3.7% 
(192) of the total housing stock while substandard units 
found suitable for rehabilitation made up 6.6% (342) of the 
total housing stock. 


The 1976 survey was updated in the Elmira Community in 1981, 
the Lemon Street area in 1983 and Homeacres area in 1984. 
These surveys show a continuing need for housing 
rehabilitation. 


The number of units lacking complete plumbing facilities 
also provides an indication of housing condition. The unin- 
corporated area has twice the percentage of units lacking 
complete plumbing facilities than is found in the County as 
a whole. 


TO conserve and improve the County's housing supply, not 
Only requires the rehabilitation of substandard structures, 
but also the continued maintenance and upkeep of existing 
Standard structures. A housing unit begins the process of 
deteriorating from the day the structure is built. While 
deterioration occurs over a period of time, the need to 
paint or re-roof, replace a water heater or make other 
household repairs become "due" at various intervals over the 
life span of a structure. 


In many cases, low or fixed income households can neither 
afford to set aside funds to meet normal maintenance costs, 
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nor to pay for restoration of substandard units. Households 
can borrow money for household repairs and home improvement, 
but many households most in need cannot qualify for such 
loans. In addition, the cost of rehabilitating a home can 
have a negative impact on the affordability of housing for 
low and fixed income households. The costs of repairs and 
improvements on rental structures are often passed on to the 
renter in terms of higher rents. 


The housing conservation and rehabilitation policies recog- 
nize the significant advantages in preserving and upgrading 
the existing housing stock because maintenance of existing 
units provides expanded home ownership opportunities for low 
and moderate income families. By providing assistance to 
households in need, surrounding households are encouraged to 
maintain their homes and make necessary repairs. 


In the 1979 Housing Element, the County set a goal of 
rehabilitating 20 units under its housing assistance plan. 
Over the past 5 years, the County has undertaken housing 
rehabilitation programs in four’ separate project areas 
through its Community Development Program. They included a 
grant program for 40 units completed in the South Homeacres 
area, and a grant program for 12 units completed in the El- 
mira Community. In addition, two housing rehabilitation 
loan programs are currently operating in a portion of the 
Lemon Street area which will rehabilitate 26 to 36 units. 


Funding for housing rehabilitation programs under the State 
Community Development Block Grant program is limited and 
will not fully address the magnitude of the problem.) Pro- 
grams in the past have been targeted to specific communities 
with high concentrations of substandard housing and low in- 
come households. However, much of the substandard housing 
is scattered throughout rural areas making Mohair ficult 0 
identify and target through the Community Development Block 
Grant program. 


The policies suggest continuation and expansion of the 
County's housing rehabilitation programs. Rehabilitation 
programs would continue to provide loans and/or grants for 
home repairs. The programs would be coordinated with other 
housing and public improvement programs where appropriate. 
The County will seek to expand rehabilitation programs 
through varied funding sources including Community Develop- 
ment Block Grant, redevelopment, and other State and Federal 
programs. In unincorporated, urbanized areas adjacent to 
cities, rehabilitation programs would be seen as a means oF 
upgrading communities which would encourage their eventual 
annexation to cities. 


Objective 


Lie 


Policies 


ib teril: 


Programs 


Conserve and rehabilitate the existing housing 
stock of unincorporated Solano Ccunty. 


The County shall work to conserve its existing 
housing stock and reduce substandard housing 
through ongoing housing rehabilitation programs. 


The County shall seek to coordinate its housing 
conservation and rehabilitation plans and pro- 
grams with those of other public and private 
agencies. 


The County shall continue’ and expand its housing 
rehabilitation programs. The County will con- 
tinue to apply for and use Community Development 
Block Grant funds and shall seek other funding 
sources Ime Luding HUD Section 8 moderate 
rehabilitation funding, Farmers Home Administra- 
tion funding and redevelopment funding. 


The County shall seek to expand rehabilitation 
opportunities by coordinating and working with 
financial institutions and non-profit agencies to 
expand the supply of funding available and by 
recyling program income from existing programs 
into future rehabilitation programs. 


The County will seek to ensure coordination 
between the County and other public and private 
housing conservation and rehabilitation programs 
through the appointment of a housing advisory 
committee. 


The County will notify the public of available 
housing rehabilitation programs in coordination 
with city housing authorities, redevelopment 
agencies and other public and private agencies. 


HOUSING COSTS 


The housing issue probably of greatest concern has been the 
tremendous increase in the cost of housing in Solano County. 
This increase has limited the ability of many families to 
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purchase homes which adequately meet their housing needs. 
While rental increases have not been as rapid, they have 
been taking an increasing share of the resources of low and 
fixed income households. 


Housing costs have been increasing at a rate higher than 
increases in median income. Between 1970 and 1980, the cost 
of puchasing a new home increased three times as fast as the 
median income. Between 1975 and 1980 alone, the median home 
values increased 105% from $32,875 to $67,500. While the 
County as a whole has the lowest median home value is the 
San Francisco Bay Region, the median home value in the ela 
corporated area was $103,100, higher than the overall median 
value for the region. Cost escalation has made it Virveualty 
impossible for low and moderate income families to purchase 
a home. Approximately 287 (50%) of the low income house- 
holds residing in owner occupied units are spending more 
than 25% of their income on mortgage payments. 


Renter housing costs, on the other hand, have increased at 
approximately the same rate as median income between 1970 
and 1980. Solano County has the lowest median rent compared 
to the San Francisco Bay Region. The median contract rent 
in 1980 in the unincorporated area was $160, substantially 
lower than the County wide median of $218. However, analy- 
sis has shown the 371 (66%) of low income households resid- 
ing in rental units in the unincorporated County area were 
spending more than 25% of their gross income for rental 
payments. 


The increases in the cost of housing are the result of a 


number of factors. Increases in the cost of labor, 
materials and financing have contributed significantly to 
raising housing costs. Substantial increases in land costs 


within the unincorporated area, coupled with large lot 
zonings, have made the provision of new low and moderate 
income housing almost prohibitive. 


Housing affordability is a nationally recognized problem, 
and programs at both the State and National level have been 
designed to provide assistance for the provision of low and 
moderate income housing. In the 1979 Housing Element, a 
program was set forth to establish a County Housing Authori- 
ty to enable the County to participate in many .of these pro- 
grams. The Housing Authority was established sg gmetad 
Since it's establishment, the Agency has implemented a pro- 
gram providing 75 certificates for rental assistance through 
the Section 8 program. This program is currently adminis- 
tered for the County through a contract with City of Vallejo 
Housing Authority. 


Because of the increasing costs of providing new affordable 
housing, it is important to conserve the existing supply of 
affordable housing. Most of the County's affordable housing 
is located in older established neighborhoods and in scat- 
tered locations throughout the agricultural region. Most of 
these units are single family structures, though some multi- 
ple family units exist in the Vallejo unincorporated area. 
These areas are zoned for continued residential use. 


While the County has taken steps to address the problem of 
affordable rental housing for existing households through 
the Section 8 program, this need far exceeds available fund- 
ing. In addition, market and servicing constraints make it 
difficult to provide new affordable owner and renter occu- 
Pied housing for lower income households. The County is not 
equipped in most areas to provide the necessary supporting 
facilities and services for new assisted and subsidized 
housing. However, regardless of these market and governmen- 
tal constraints, the County recognizes its responsibilities 
to address the needs of lower income” households in obtaining 
suitable affordable housing. 


ABAG as part of its housing need determinations identified 
projected housing need by income categories for Solano 
County as follows: 


38% above moderate (120% or more of medium income) 
21% moderate (81%$-120% of medium income) 

17% low (51%-80% of medium income) 

24% very low (50% or less of medium income) 


In addressing this need, the County recognizes that cities 
are best equipped to provide the necessary supporting 
facilities and services for new assisted and subsidized 
housing, including the provision of urban services for high 
density development, public transportation, access to em- 
ployment, access to commercial, medical and recreational 
facilities; and better opportunities for participating in 
Other governmental and private assistance programs generally 
not available in the unincorporated areas. 


The policies and programs suggest an approach to overcome 


many of the constraints to affordable housing. First the 
County must maintain, conserve and improve its existing sup- 
ply of available housing. It must also work closely with 


the cities in designing and administering programs to pro- 
vide affordable housing to lower income households. Coor- 
dination of programs among the County, cities, redevelopment 
agencies and housing authorities will best be achieved 
through an housing advisory group comprised of local agency 
staff representatives. Funding available to the County for 
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housing assistance will be channeled through the most ap- 
propriate agency for administration in either the unincor- 
porated area or within a city jurisdiction. In some cases 
it is expected the County will undertake joint programs with 
local agencies in order to make most effective use of avail- 
able funding and to provide housing assistance at the most 
appropriate locations. 


Objective 


Die 


Policies 


ae 4 


Programs 


Provide affordable housing to meet the needs of 
low and moderate income households. 


The County shall work to reduce the cost of hous- 
ing to low and moderate income groups through 
Local, State and Federal housing assistance 
programs. 


The County shall support the construction of new 
subsidized housing units in those areas which are 
best equipped to provide the necessary services 
and facilities to support such development. 


Manufactured, modular, and innovative housing 
designs which make use of new technologies and 
materials that bring about cost and energy ef- 
ficiencies shall be encouraged by the County. 


The County shall work and coordinate with other 
public agencies and the private sector in seeking 
solutions to providing affordable housing. 


The County will seek funding for low income hous- 
ing assistance through State and Federal housing 
programs and the development Gf) local housing 
assistance programs through the County Redevelop- 
ment Agency and Housing Authority. 


The County will establish a Mortgage Revenue 
Finance Program with participation by other local 
jurisdictions to provide mortgage financing at 
below market rates. 


The County, where appropriate and feasible, will 
institute mechanisms for creating developer 
incentives for the development of below-market 
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rate housing for low and moderate income 
households. 


The County will work to ensure coordination 
between County and other public and private hous-— 
ing assistance programs through the establishment 
of a housing advisory committee. 


The County will notify the public of available 
assistance programs in coordination with city 


housing authorities, redevelopment agencies and 
other public and private agencies. 


SPECIAL HOUSING NEEDS 


Particular groups within unincorporated Solano County have 


special housing needs. These include the elderly, large 
family households, female head of households, handicapped, 
farm laborers and the homeless. To ensure that adequate 


housing is available for all the citizens of the County, 
particular attention will need to be given to these groups. 


A major constraint to meeting special housing needs is that 
the particular housing problems of these groups are not 
easily identifiable and are thus not readily perceived by 
the public. The 1980 census data gives some indication of 
the nature and extent of the housing problems facing these 
groups. 


The elderly comprise 16.3 percent of the households within 
the unincorporated area. There is a very high percentage of 
home ownership among this group. However, because a large 
percentage of the households are retired, and are on fixed 
incomes, their ability to adjust to increasing housing costs 
is limited. 


Overcrowded households represent 6.6 per cent (307) of total 
households. A large proportion of the overcrowded house- 
holds are comprised of large families. Within the unincor- 
porated area, large families represent 14.4 percent (804) of 
the total households. 


Female head of households comprise 7% (396) of the total 
households. Approximately 32.6 percent (129) of the female 
head of households are below the poverty level. 


Little information is available on the housing needs of the 


handicapped. Approximately 11 per cent of the population 
have one or more disabilities. Physical accessibility in 
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ano around da housing’ unit is of principal concern to this 
group. 


Farm labor housing can be broken into two different groups, 
migrant farm labor housing and permanent farm labor housing. 
Migrant farm labor housing is provided through farm labor 
camps which are registered with the County Division of En- 
vironmental Health. These camps are monitored to ensure 
that minimum health and safety standards are met as pre- 
scribed under State regulations. The only publicly operated 
migrant farm labor camp in Solano County is operated by the 
Dixon Housing Authority. 


Permanent farm labor housing poses a problem of a different 


nature. The condition of permanent farm labor housing is 
difficult to determine due to difficulties in identifying 
those units occupied by farm laborers. However, based on 


general knowledge of housing conditions in the County by 
officials of the Building Inspection Division, there is 
generally a higher proportion of farm laborers residing in 
substandard housing as compared to the County average. 


An additional problem faced by special groups as a whole is 
discriminatory practices which exclude them from certain 
segments of the housing market. In addition to housing dis- 
crimination based upon race, sex, marital status or national 
origin, cases of discrimination against the elderly and 
families with children are frequent. Based upon monitoring 
of housing service organizations serving Solano County, 20 
complaints were received for review and action in 1982 and 
1983. 


The County has instituted programs to address some of the 
needs of special groups. With respect to housing needs of 
the elderly and handicapped, the County instituted changes 
to its zoning code to allow a "companion housing unit" to be 
established in addition to the principal single family 
residence specifically for the elderly and the handicapped. 
Ungere the Section 8, sExisting Housing Program, 16 of the 75 
units are allocated for large families. In addressing the 
needs of farm labor housing, the Dixon Housing Authority in 
1983 established a new migrant farm labor camp replacing 
BiciL Original facility. In addition, the County, along 
with other social service agencies, provides emergency shel- 
ter for various groups in need of assistance and short term 
housing. 


In expanding the existing programs and developing new pro- 
grams, special consideration must be given to the unique 
problems faced by each of these groups. Providing assis- 
tance to the elderly and handicapped may best be accom- 
plished by administration of available funding through the 
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local housing authorities. The elderly and handicapped 
often are in need of easy access to public transportation 
and commercial and recreational facilities, and additional 
supporting facilities and services are generally not avail- 
able in the unincorporated area. 


In addressing the problems of large family households and 
female head of households, special consideration should be 
given to these groups under low-income housing assistance 
programs. In addition, the “private sector should *be- en= 
couraged to give full consideration to the needs of large 
families in their developments. 


The County, in developing programs for migrant farm labor 
housing, might seek to coordinate programs and funding 
through the Dixon Housing Authority. In’ addition,’ the 
County should continue to ensure the proper maintenance of 
private migrant farm labor camps through periodic on site 
inspection programs. The County algo can provide assistance 
in obtaining loans and grants for the rehabilitation or es- 
tablishment of new farm labor housing as needs are 
demonstrated. 


The ‘County “supports’ fair’ housing ‘through enforcement Vet 
equal opportunity provisions under County operated housing 
programs, by monitoring discrimination complaints received 
and by providing referrals to service organizations. Under 
its present Community Development Block Grants, the County 
supports counseling services for project area residents pro- 
vided by Vallejo Neighborhood Housing Services. Greater 
effort should be made to support housing counseling programs 
provided by other public and non-profit agencies. 


Objective 
33 Provide housing to meet the special needs of the 
elderly, handicapped, large family, female head 
of households, homeless and farm workers. 
Policies 


Sak. The County shall support and comply with Federal 
Civil Rights law on discrimination in housing on 
the basis of ethnic background, age, handicap or 
sex. 


35,2 The County shall give priority in providing hous- 


ing assistance to those groups with demonstrated 
special needs, including elderly, handicapped, 
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large family households, female head of house- 
holds and farm workers. 


oigke The County shall continue, through its inspection 
program, to ensure that migrant farm labor hous- 
ing is maintained to provide healthy and safe 
living quarters. 


3.4 The County shall support emergency housing pro- 
grams through existing public and private service 
agencies. 


Programs 


The County will seek funding for special groups 
with specific demonstrated needs througn State 
and Federal housing programs and in the develop- 
ment of local housing assistance programs through 
the County redevelopment Agency and Housing 
Authority. 


The County will continue to work with the Dixon 
Housing Authority in providing farm labor hous- 
ing, as well as, providing assistance to private 
individuals and organizations in obtaining finan- 
cial assistance for private farm labor housing. 


The County will seek to ensure coordination 
between County and other public and privateras= 
sistance programs for those with identified spe- 
cial housing needs through the appointment of a 
housing advisory committee. 


The County will actively notify the publwe HT Os 
available special assistance programs im coon 
dination with city housing authorities and other 
public and private agencies. 


The County will seek funding to support fair 
housing counseling service agencies operating 
locally, and it will publicize local policies and 
statements supportive of fair housing. 


FUTURE HOUSING DEVELOPMENT 


The County of Solano and its incorporated cities have a 
joint responsibility to ensure that there is an adequate 
supply of housing to meet projected housing needs. The 
County in recent years has seen substantial growth in its 
population resulting in a increasing demand for housing. 
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Between 1975 and 1980, the number of housing units increased 
from 53,608 to 84,270. While most of the recent development 
has been occurring in the incorporated cities, there has 
been increasing demand for residential development in the 
unincorporated area, as well. Within the unincorporated 
area, there were 6,130 housing units in 1980 with a total of 
5,598 households. The percent of units vacant for sale and 
rent have decreased between 1975 and 1980 to 1.3% vacant for 
sale and 3.8% vacant for rent. ABAG as part of its housing 
needs determinations estimated a shortage of 95 units needed 
to reach the “optimal overall vacancy rate" of 4.5% fdr tiie 
unincorporated area. 


Solano County will continue to see increasing demands for 
residential development. Population projections for the 
total County: forecast, a) growth, .fronm,) 235, 203 in. L960" te 
320,100 by 1990. To accommodate this projected growth and 
maintain a 4.5% vacancy rate, ABAG projects the need for 
31,932 additional housing units between 1980 and 1990. 


To satisfy housing needs, the County and the cities each 
have played distinctive roles. The County has primarily 
provided for housing which has been agriculturally related 
Or YFiuhaleoin “ehanacter. Higher density single-family and 
multiple-family developments, on the other hand, have been 
provided primarily in the cities. This has resulted from 
General Plan policies and servicing constraints which have 
limited the range and quantity of housing which can be pro- 
vided in the unincorporated area. 


Under the Association of Bay Area Governments (ABAG's) Hous- 
ing Needs Determinations, the housing goal for the unincor- 
porated area is 1014 units, or,3.2% of the projected demand 
for the County. In addressing this need, consideration must 
be given to all economic segments of the population. Cur- 
rently, the principal type of housing provided by the County 
is the single family home which is usually self-supporting 
relative to water and sewer service. Multiple family 
development is located in those areas where supporting ser- 
vices are available principally in the Vallejo unincorpor- 
ated area. Permanent mobile homes were restricted to mobile 
home parks requiring supporting services. However, recent 
Changes in the County zoning code allow certified mobile 
homes to be placed on foundations in any zoning district 
where a one-family dwelling unit is allowed. Temporary 
mobile homes are also permitted in the unincorporated area 
primarily as temporary farm labor or caretaker housing. 


It is evident that, if the County is to ensure an adequate 
supply of housing to meet it's varied housing needs, a 
cooperative program between the County and cities which sets 
forth each jurisdiction's role, and responsibilities must be 
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clearly defined. The policies of the County General Plan 
specifically define the County's role as one which is desig- 
ned to complement the housing efforts of the cities rather 
than to compete with them by attempting to duplicate the 
necessary services in order to provide a full range of hous- 
ing choice in the unincorporated area. These policies will 
help confine urban development to existing urban centers 
where supporting services are presently available and will 
provide for better access to employment and service facili- 
ties. These policies have been further reinforced with the 
recent passage of Proposition A (ordinance 1 2e30).) fe 


Objective 


4. To provide sufficient housing jointly with the 
Cities to meet Solano County's projected housing 
needs. 


Policies 


4.1 The County shall seek to achieve coordination of 
housing goals, objectives, policies and _ plans 
between the County and the Cities within the 
County. 


4.2 The unincorporated County's principal housing 
role shall be to accommodate future residential 
development which constitutes an accessory use to 
agriculture (farm residence and farm labor 
quarters) and a moderate amount of rural residen- 
tial development. 


4.3 Housing units in the unincorporated County shall 
consist primarily of single family homes includ- 
ing manufactured dwellings certified under the 
National Mobile Home Construction and Safety 
Standard Act and meeting minimum County architec~- 
tural and development standards. 


4.4 Multi-family housing units in the unincorporated 
County oshall be located in those areas best 
equipped to provide the level of services neces- 
sary to support such development. 


4.5 Mobile homes may be used in the unincorporated 
County as temporary structures fo%. snore ...kernm 
purposes including farm _ labor and caretaker 
housing. 


Programs 


The County will coordinate its planning and pro- 
gram efforts with the cities to ensure that, ade- 
quate quantities of various housing types are 
provided to meet the County’ sn total» projected 
housing needs. 


The County will continue to implement building 
and zoning codes to accommodate manufactured 
dwelling units within the County. 


HOUSING LOCATION, DENSITY AND TIMING 


In 1981 Solano County updated the Land Use and Circulation 
Element of the Solano County General Plan. This element 
sets forth specific policies as to che location, density and 
timing of future residential development within the unincor- 


porated area. Residential development has occurred in the 
unincorporated area predominately on lots varying from i-5 
acres. Under the rural residential land use designation, 
13,426 acres have been designated for development (2 1/oeEa 
5 acre parcels). Within this land use designation, 7,423 
acres are vacant and have a capacity of creating 1786 new 
units. The proposed Rancho Solano development if developed 


in the County would add 850 units for a total 2,636. Under 
the Suburban residential land use designation, OU ee soe: 
acre parcels) 2416 acres have been designated which reflect 
primarily pre-existing residential development patterns. 
However, some infill development could occur under this 
designation in the Elmira Community. Finally, the unincor- 
porated Vallejo area is designated for low density residen- 
tial development (1-7 units per acre) consistent with the 
City of Vallejo General Plan. This 413 acre area has been 
developed primarily at lower densities and has potential for 
infill development. 


The County has also seen an increasing number of proposals 
for residential homesites on lots varying from 20 to 40+ 
acres in extensive agricultural areas. Some of these land 
divisions have been allowed to occur in areas designated as 
non-essential agriculture. 


The County the cities have each designated and planned for 
residential growth within the next 5 years, which meets or 
exceeds the projected housing needs as determined by ABAG. 
The County has a projected need of 1014 new units and has a 
minimum capacity of 1786 units within the planned rural 
residential areas alone. The addition of Rancho Solano, 
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infill development and agricultural residential development 
would add to this capacity. 


The passage of Proposition A reinforces many of the General 
Plan policies with regard to the location and timing of fu- 


ture development within the County. Growth is directed to 
existing planned residential areas with new large scale 
residential developments directed to the cities. The or- 


dinance allows for redesignation of agricultural and open 
space areas to residential uses under only limited condi- 
tions. Consequently, the cities and County must carefully 
coordinate their planning efforts in relationship to the 
location and timing of future development. 


Objective 
5. Provide properly timed residential development in 
a pattern which is consistent with County 
economic, social and environmental needs. 
Policies 


5.1 The County shall identify areas for residential 
development within -the next 5 years and designate 
areas which are to be held in reserve for future 
residential use. 


Saiz The County: shall phase future residential 
development giving first priority for development 
to those areas presently zoned for rural residen- 
tial use and where rural residential development 
has already been established and second priority 
to those areas planned for future residential 
use. 


5.3 Rural residential development within the unincor- 
porated County shall be accommodated primarily on 
2 1/2 to 10 acre building sites. 


5.4 Minimum parcel sizes between 2 1/2 and 5 acres 
will be permitted only in areas where public 
water can reasonably be provided. 


5.5 Clustering of development meeting overall density 
standards should be applied where feasible to 
preserve open space and environmental quality and 
provide for the efficient delivery of services 
and utilities. 


5. © The County shall ensure that policies and pro- 
grams of the Solano County Housing Element are 
consistent with other elements of the County's 
General Plan. 


uw 
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The County shall seek to achieve coordination 
between the County and the Cities to ensure the 
proper location and timing of future residential 
development. 


2 eS: The County will not oppose the annexation of ur- 
banized unincorporated areas adjacent to Cities 
where County housing assistance is provided, as 
long as annexation is not contrary to the wishes 
of a majority of the affected residents. 


Programs 


The County will undertake appropriate studies to 
designate areas to be held in reserve for future 
residential development. 


The County shall review residential projects for 
conformity with General Plan policies. 


The County shall review General Plan policies and 
future amendments for conformity with Housing 
Element policies. 


PUBLIC FACILITIES AND SERVICES 


The County recognizes that the provision of essential public 
facilities and services is an important and necessary 
prerequisite to the maintenance of a satistying Living. n— 
vironment. The extent and level of services and facilities 
to be provided are important factors in determining Solano 
County's housing role. 


Presently, the County's housing role is primarily that of a 
regulator. The County attempts to ensure that a home is 
constructed with due consideration for the resident's 
health, safety and welfare and to ensure that one resident 
is not adversely affected by the actions of his neighbors. 


The County recognizes its responsibility to provide certain 
health and safety services such as sheriff and fire protec-— 
tion and to provide and maintain certain public improvements 
within various communities as needs are identified, includ- 
ing road improvements, storm drainage, and on occasion other 
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improvements. On the other hand, the County has tradition- 
ally held that it should not provide urban services such as 
treated water or sewers. As a result, development within 
the unincorporated area has been primarily self-sufficient. 
While some development has been allowed to occur where 
limited urban services were provided by cities and special 
districts, present policy suggests that “what is urban 
should be municipal" meaning that development requiring ur- 
ban services should occur within an incorporated city. 


This position was taken in the belief that cities can pro- 
vide urban services more efficiently. This policy is also 
consistent with General Plan policies which encourage GLty 
centered growth with residential development provided in 
close proximity to employment and commercial centers 
minimizing travel distances, energy consumption and noise 
and air pollution. 


Public facilities and services policies call for a continua- 
tion of rural residential development which is primarily 
self-sufficient with on-site septic and water systems. The 
policies also recognize that in some areas designated for 
rural residential use, ground water supplies may become 
limited or unavailable. Therefore, in implementing the 
County's housing program, consideration should be given to 
identifying present water supply and future water needs of 
designated residential areas. Where limited water supplies 
are found to exist, alternative solutions will need to be 
explored. In other areas with poor soil conditions, in- 
creased residential populations may reach a point where in- 
dividual septic systems can no longer be relied upon and 
some form of community sewage disposal may be required. 
Where changes in water and sewer systems are required, steps 
should be taken to ensure the protection of surrounding open 
space and agricultural lands. Care must be also exercised 
to ensure adherence to all other General Plan polices in- 
cluding timing of development. 


The County must also evaluate the cost of new residential 
development and it's impact on County services as opposed to 
the revenues generated from such development. hs part sort 
this analysis, consideration should be given to any addi- 
tional services or facilities which might be required 
resulting from any increase in residential densities result- 
ing from any future changes to water or sewer systems. In 
addition, consideration should be given to more specifically 
identifying areas which need improved public facilities and 
services traditionally provided by the County. Such 
mechanisms as a Capital Improvement Program or the County's 
Community Development Plan can provide a useful tool for 
more specifically identifying and prioritizing such needs. 
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Objective 


6. 


Policies 


6.1 


Programs 


Provide for residential development which is 
generally self-sufficient in regard to water sup- 
ply and sewage disposal, requiring only minimal 
public facilities and services essential for 
health, safety, and welfare. 


Rural residential development should be designed 
and located in a manner that minimizes the need 
for increased County services. 


Rural residential development shall continue to 
rely upon individual wells and on-site sewage 
treatment systems. Where on site systems prove 
to be infeasible in designated rural residential 
areas, alternative systemS may be considered. 


The County will undertake studies of designated 
residential areas to identify those areas that 
may have insufficient water supplies and to ex- 
plore alternative solutions for providing water 
service. Particular attention will be given to 
the following areas: 


- Green Valley-Rockville Area 

- Gibson Canyon Area 

- Allendale Area 

- English Hills Area 

- East Vacaville Area 
The County will implement public facility im- 
provements to address the identified needs within 
the County redevelopment areas. 
The County will undertake studies of residential 
development and it's impact on County services 
and revenues in the unincorporated area. 
The County will annually review and update its 


Community Development Plan to provide a coordi- 
nated program of necessary public improvements. 


ENVIRONMENTAL QUALITY 


A necessary prerequisite to providing adequate housing is 
the provision and maintenance of a satisfying living en- 
vironment. Several of the unincorporated communities and 
areas designated for future residential development face 
particular environmental problems. 


Areas of blight can be found in several unincorporated com- 
munities. Environmental problems such as weeds, litter, 
trash piles, abandoned autos, abandoned dwellings, substan- 
dard and dilapidated structures, and inadequate or deterio- 
rated public facilities are prevalent. Ordinances relating 
to the abatement of litter, weeds, and abandoned autos for 
health and safety reasons have been adopted by the County. 
While redevelopment project areas have been established in 
some of these communities to address many of these blighting 
conditions, the County does not have a definitive program 
for improving the environmental quality in many of these 
areas. In addition many of the communities have a unique 
rural character which should preserved and enhanced. 


Environmental constraints need to be taken into account in 
the location of future residential development within the 
County. Essential agricultural lands are the principal en- 
vironmental constraint to the location of future residential 
development. County agricultural policies are directed to 
preserving essential agricultural lands for See petiy 
agricultural uses. In addition, areas with environmental 
constraints relating to geologic hazards, areas of unstable 
soils, fire hazards, flood hazards, noise and scenic views 
and community buffers must be considered to preserve the 
County's environmental amenities and to protect the health 
and safety of Solano County residents. 


In addressing the problems of community blight, the County 
should seek to establish cooperative programs between public 
Or private agencies for the improvement of the environmental 
amenities within its residential communities. 


Objective 
he Enhance and preserve the environmental quality of 
residential areas. 
Policies 


Dod The County shall support programs which seek to 
reduce community blight. 
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(phe The County shall seek to preserve the rural 
character, flavor and identity of its residential 
communities. 


723 The County shall encourage the design and con- 
struction of residential dwellings which minimize 
the adverse visual, social and environmental im- 
pacts upon the residents of the dwellings and the 
surrounding countryside. 


7.4 The County shall ensure consistency between 
residential designated areas on the general plan 
and residential zoning districts and agricultural 
and environmental safety policies. 


Programs 


The County will establish and support a defini- 
tive program to reduce community blight including 
a public/private program of trash removal and 
establishment of an ordinance for the removal of 
abandoned and dilapidated housing units. 


The County will continue to enforce health, weed, 
fire and inoperative automobile abatement 
ordinances. 


The County shall implement needed public facility 
improvements through the County Community 
Development and Redevelopment programs. 


The County shall implement architectural review 
to ensure future development within rural com- 
munities is harmonious with existing development. 


The County shall review residential projects for 
conformity with General Plan policies. 


ENERGY CONSERVATION 


In 1981 Solano County adopted the Energy Element as a part 
of the Solano County General Plan. The primary purpose of 
the Solano County Energy Element is to identify and document 
the energy needs and problems in the unincorporated County 
area and to establish energy policies, strategies, and pro- 
grams to address the identified problems and needs and pro- 
mote public awareness of energy conservation. 


The average unincorporated area household uses more electri- 
cal energy than the average incorporated area household for 
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several reasons: (1) a significant proportion of the hous-— 
ing is in a relatively high temperature climate zone, (2) 
there is a higher proportion of single-family homes, (3) 
the newer homes are larger than newer homes in the incorpo 
rated areas, and (4) additional electricity is needed to 
pump household water. The highest potential for energy use 
conservation is in a heated swimming pool which can consume 
more energy than any other residential use. If solar energy 
were used for pool heating, substantial amounts of fossil 
fuels could be conserved. 


To meet the County's conservation goals, some Of the conser- 
vation techniques which could be used include weatherstrip- 
ping and insulation techniques, shading techniques (such as 
wider eaves, exterior shutters, shades and awnings), and 
wind deflectors (such as landscaping, berms, screens and 
fences). Also, architectural techniques which take ad- 
vantage of site orientation and window placement to maximize 
winter heat gain and minimize summer heat gain .could bé*ap-= 
plied. Among these techniques, weatherstripping and in- 
creased insulation could be retrofitted on existing older 
buildings. 


Objective 

8. Promote energy conservation in new and existing 

residential units. 
Policy 

8.1 Encourage the use of siting, construction and 
landscaping of structures to minimize energy 
consumption. 

8.2 Improve the energy efficiency of existing 
residential structures through the installation 
of cost effective conservation measures. 

8.3 Promote reduction of energy costs through energy 
conservation practices for low income households. 

Programs 


The County will conduct a public information pro- 
gram on energy conservation measures and 
programs. 


The County will incorporate provisions o£ the 
California Solar Rights Act of 1978 into the 
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County’ s subdivision ordinance and adopt provi- 
sions of the State Solar Shade Control Act to 
assure that solar access is protected in major 
and minor subdivisions in residentially zoned 
areas. 


The County will provide landscaping and vegeta- 
tion guidelines for new residential units. 


The County will continue to support local im- 
plementation of Residential Service Program.,,.t0 
provide free home energy audits to utility 
customers. 


The County will advocate continued funding:, for 
the existing Solano County Economic Opportunity 
Council weatherization Program. 


Chapter III 
Implementation Methods 
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Chapter III 
Implementation Methods 


This section outlines specific programs and recommendations 
for implementing the policies addressing Solano County's 
housing needs. There are several tools available to the 
County for implementation: governmental procedures, housing 
programs and regulatory methods. 


GOVERNMENTAL PROCEDURES 


Within Solano County there are a number of governmental 
agencies which provide and direct housing assistance pro- 


grams. They include: the County Housing Authority, the 
County Redevelopment Agency and programs administered 
through the Board of Supervisors. Each of these governmen- 


tal agencies have distinctive roles to play in providing 
housing assistance. 


Solano County Housing Authority 


In Ceptember 1979 the Housing Authority of the County of 
Solano was formed and the County Board of Supervisors was 
established as the governing authority. The functions of 
the Housing Authority include: 


1. Formulation of programs and preparation of applications 
for funding under various State and Federal programs. 


2 Coordination of housing programs with city housing 
authorities. 


Eve Oversight program administration and distribution of 
funding. 


The County Housing Authority has jurisdiction only in the 
unincorporated area and is staffed by the Department of En- 
vironmental Management. The Authority currently oversees a 
75 unit Section 8 program administered under contract with 
the City of Vallejo Housing Authority. Future programs for- 
mulated by the Authority, including the amount and distribu- 
tion of assisted units, will be based on the County's analy- 
sis of housing problems and needs and guided by the policies 
set forth in this element. In expanding and formulating new 
programs, consideration will be given to expanding the range 
of locational choice within the market area and improving 
access to employment and other public services for low in- 
come households. 


Redevelopment Agency 


In May 1983, the Solano County Redevelopment Agency was 
formed with the Solano County Board of Supervisors desig- 
mated as the governing board. Among the purposes of re- 
development are to expand the supply of low and moderate 
income housing; to expand employment opportunities for the 
jobless, under employed and low income persons and to pro- 
vide an environment for the social, economic, and psy- 
chological growth and well-being of all citizens. 


Under redevelopment law not less than twenty percent (20%) 
of all taxes allocated to the redevelopment agency shall be 
used for increasing and improving the County's supply of 
housing for low and moderate income households. Funding can 
be used both in and outside the redevelopment project areas 
to acquire land, donate land, improve sites, or construct or 
rehabilitate structures to provide housing for low and 
moderate income households. The Agency may also provide 
subsidies to low and moderate income households to assist 
them in obtaining housing within the County. 


In addition, at least 30% of all new or rehabilitated hous- 
ing provided by the Agency within a project area must be 
available to low and moderate income households, and 15% of 
all new or rehabilitated housing provided by other public or 
private agencies within a project area must be available to 
low and moderate income households. 


The Agency has established two redevelopment projects, the 
Collinsville-Montezuma Hills Redevelopment project and the 
Southeast Vallejo Redevelopment Project. These projects are 
described in more detail in the Honsing Program section. In 


- 28 - 


the future, other areas may be examined to determine whether 
they can benefit from the redevelopment mechanism. Projects 
could be established unilaterally by the agency or jointly 
with city redevelopment agencies. 


Solano County Board of Supervisors 


The Board of Supervisors, in addition to governing Housing 
Authority and Redevelopment Agency activities, is also di- 
rectly involved in housing assistance programs. The Board 
adopts the County Community Development Plan and oversees 
the implementation of the Community Development Block Grant 
Program. Under this program the County has provided assis- 
tance to low income households to rehabilitate their homes 
and make improvements to water and sewer services and public 
roadways in various unincorporated communities. The Board 
of Supervisors also adopts the Zoning Code, Building Code, 
Subdivision regulations and other related ordinances reg- 
ulating the development of housing within the County. 


Housing Advisory Committee 


To coordinate housing programs among the various County and 
city agencies, the Element proposes that an advisory commit- 
tee be formed comprised of representatives from County 
staff, the city housing authorities and redevelopment agen- 
cies, and other public and private agencies providing hous- 
ing assistance. The committee would assist the County in 
formulating joint City/County programs and ensure coordina- 
tion of County housing programs with other Duplie and "pris 
vate programs. 


Department of Environmental Management 


Various land use, development, and housing related functions 
have been combined to create this new consolidated depart- 
ment which provides staff support for most of the County's 
housing programs. Housing functions consolidated into the 
new department include, a Housing and Redevelopment Divi- 
sion, Land Use Administration Division, and an Environmental 
Health Division which includes Building Inspection. This 
reorganization is expected to provide closer coordination 
and more efficient operation and processing of land use 
development activities. All necessary development related 
permits with the exception of those required by Public Works 
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will be obtained and processed in one location once con- 
solidation is completed. This department will have the task 
of initiating and supporting most of the ongoing and new 
programs outlined in the Element. 


HOUSING PROGRAMS 


The Housing Element identifies a number of ongoing and new 
programs to resolve housing problems. These include direct 
housing assistance, planning and regulatory programs. 


Direct Housing Assistance Programs 
Public Information 


An extremely important role the County can take through its 
Department of Environmental Management is to act as a clear- 
ing house and source of information on programs which will 
help the public to meet housing needs. Public information 
can be provided through outreach to inform the public of 
existing programs, referrals to agencies providing assis- 
tance, and support of agencies who provide housing services. 


The County has an obligation to actively notify both indi- 
viduals and groups of the public and private programs avail- 
able within the County. In addition to programs sponsored 
by the County or the cities, the public can be referred to 
possible funding sources for housing rehabilitation through 
the Department of Housing and Urban Development Programs 
(Section 8, New Construction) and Farmers Home Administra- 
tion programs (Section 502 Home ownership and Home Improve- 
ment Loans, Section 504 Home Repair Loans and Grants). In- 
dividuals and organizations can be assisted in obtaining 
funding for private farm labor housing (Farmers Home Ad- 
ministration Section 514 and 516, Farm Labor Housing Loans 
and Grants). The public will also be referred to agencies 
which can help with other housing problems (landlord/tenant 
complaints, fair housing complaints). 


The County should also support comprehensive housing coun- 
seling services provided by non-profit corporations. Such 
services include mortgage/rent default and delinquency coun- 
seling, homeowners and renters pre-occupancy counseling, 
landlord/tenant complaints, rent referrals and resource in- 
formation and fair housing informational materials and 
counseling. 


Community Development 


The Element commits the County to continue and expand its 
housing rehabilitation programs for the improvement of sub- 
standard housing within the unincorporated area. To date, 
the County has relied on Community Development Block.4Grant 
(CDBG) funding fOr housing rehabilitation programs. 
Rehabilitation programs are currently operating in two tar- 
get areas in the Lemon Street area of unincorporated Valle- 
jo. Both programs, funded under CDBG, are administered for 
the County under contract with Vallejo Neighborhood Housing 
Services, a non-profit, community based organization. 


Under these programs, loans or grants are made available to 
qualified low and moderate income households for rehabilita- 
tion work. Funds are available for both owner occupied and 
tenant occupied units. Program eligibility for tenant units 
is based on the household income of the tenants. To main- 
tain the affordability of rehabilitated rental units for low 
and moderate income households, a rental agreement is exe- 
cuted between the landlord and County as part of the loan, 
or the program can be coordinated with the County's Section 
8 rent subsidy program. Under the program, owner occupied 
units are brought up to building code standards and tenant 
occupied units are brought up to Section 8 standards. 


The County leverages its rehabilitation loan funding with 
private funding sources in order to expand and take fol) 
advantage of available funding. Program income from exist- 
ing housing rehabilitation programs will be recycled to pro- 
vide new rehabilitation loans or grants. 


The County will continue to seek funding for housing 
rehabilitation through the CDBG program. ia vaddition,) as 
funds become available through the Redevelopment Agency, 
programs will be established to address rehabilitation needs 


within the Agency's project areas. However, rehabilitation 
needs go beyond the funding available under these two pro- 
grams. There are areas in need of housing rehabilitation 
assistance which can not easily be addressed through the 
CDBG and redevelopment programs. To more fully address 
these needs, the County shall seek funding through other 
State and Federal programs. Possible sources of funding 


include HUD Section 8 Rehabilitation and Section 312 
Rehabilitation Programs. In addition, as part of its public 
information program, the County can provide assistance to 
households in obtaining funding through Farmers Home Ad- 
ministration Section 502 Home ownership and Home Improvement 
Loans program, and Section 504 Home Repair Loans and Grants 
program. 


Section 8 Existing Housing Rent Subsidy 


This program is the mainstay of the effort to provide rental 
assistance to low income persons. The program operates by 
providing "housing assistance payments" to owners, 
developers and public housing agencies to make up the dif- 
ference between the "Fair Market Rent" of a unit (set by 
HUD) and the tenant's contribution toward the rent (at least 
15%, but not more than 25% of income). 


Currently, the Housing Authority administers 75 units of 
subsidized housing, a number which is considerably short of 
the estimated need in the unincorporated area. The County 
will seek to expand the existing Section 8 rent subsidy pro- 
gram as new allocations of certificates are made available 
by HUD. 


In addition, the County will need to work with city and non- 
profit agencies to make new rental housing available to low 
and moderate income households at appropriate locations 
where adequate public facilities and services are available. 
Particular consideration will need to be given to the needs 
of large family, and female head of households, elderly and 
the handicapped. Other possible sources of funding include 
HUD Rental Housing Construction Program, HUD Section 202 
Loans for housing the elderly and handicapped and County 
redevelopment funds. 


Redevelopment 
The County has established two redevelopment projects, the 
Collinsville-Montezuma Hills Redevelopment Area and the 


Southeast Vallejo Redevelopment Area. 


Collinsville-Montezuma Hillis Redevelopment Project. -. This 


Redevelopment Area located in southeast Solano County is 
designed to facilitate the development of water dependent 
industry and to protect and rehabilitate the Community of 
Collinsville under policies and programs set forth in the 
Collinsville-Montezuma Hills Area Plan and Program. Through 
its redevelopment program, approximately $63,750,000 will be 
available for housing related activities over the 50 year 
life of the project. Funds could be utilized for programs 
both within and outside the Collinsville-Montezuma Project 
area to benefit existing residents and future employees of 
the area. 


During project implementation, the Agency will need to for- 
mulate specific housing programs which will be designed to 


address the needs of existing residents including the provi- 
sion of housing rehabilitation assistance along with pro- 
grams to address the needs of new employees of the project 
area. 


Southeast Vallejo Redevelopment Project - The Solano County 
and City of Vallejo Redevelopment Agencies have entered into 
an agreement establishing a joint redevelopment area in 
Southeast Vallejo. The purpose of this project’ ™is~*to 
facilitate the development of the Glen Cove area of Vallejo 


and to make public facility and housing improvements within 


the unincorporated community of Homeacres. Under ther re= 
development agreement, approximately $6,000,000 would be 
available for low and moderate income housing. A minimum 


30% of the available funding will be used for housing 
rehabilitation within the unincorporated Homeacres area. 


In implementing the redevelopment program in the Homeacres 
area, the County will undertake a neighborhood planning 
study to more specifically identify the public facility im- 
provements and housing needs of the community and establish 
a .program with priorities to address these needs. The 
Neighborhood Plan will be formulated with full participation 
of the community. Upon completion, the Neighborhood Plan 
will be adopted by the Agency to guide expenditures of re- 
development funds within the community. 


Mortgage Revenue Bonds 


This is a promising technique to reduce the cost of new home 
ownership by providing mortgage financing at below market 
interest rates. Mortgage funds can be made available to low 
and moderate income households principally first time home 
buyers. The program may be undertaken jointly with builders 
and with other jurisdictions. The County has done the pre- 
liminary work necessary to set up a Mortgage Revenue Bond 
program but has not proceeded with the issue pending an im- 
provement in the bond market. 


Emergency Shelter 


The County, through public and private service agencies 
shall seek appropriate funding under Federal, State and lo- 
cal programs to provide temporary shelter to various groups 
identified as in need of emergency housing. 


Discrimination 


The County shall continue to enforce equal opportunity and 
non-discriimination provisions through its housing programs. 
The County shall seek funding under Federal, State and local 
programs to provide support to local fair housing counseling 
service agencies. 


Self Help Housing 


The County shall seek Federal and State funding to support 
and implement self help housing projects and programs. The 
County shall continue “to provide technical assistance 
through the Building Department to households who wish to 
build their own homes. 


Farm Labor 


The County will seek to coordinate programs and funding from 
State and Federal programs through the Dixon Housing Au- 
thority. The County will provide assistance in obtaining 
loans and grants for the rehabilitation and or establishment 
of new farm labor housing under Farmers Home Administration 
and State Department of Housing and Community Development. 
The County will continue on site inspection of private mi- 
grant farm labor camps to ensure proper maintenance. 


Planning Programs 
ABAG Housing Needs 


Under the Association of Bay Area Governments’ Housing Need 
Estimates, the County's housing goal is 1014 new units 
between 1980 and 1990 including where possible and appropri- 
ate the needs of all economic segments of the population, 
tenure status and household size. In addressing future 
housing needs, the County will consider the distribution of 
need by income category as follows: 


Percent of 


Need Income Category 

24% Very low income (50% of medium income) 

17% Low income (51% - 80% of median income) 

Ze Moderate income (81 - 120% of median income) 

38% Above Moderate Income (120% + of median 
income) 


While the above percentages represent a need which the 
County will seek to address, it is the goal of the County. to 
provide housing to all households to the fullest extent pos- 
sible given existing and expected resources. Realistically, 
the County expects to have difficulty in achieving its goals 
for very low and low income housing. Under certain circum- 
stances the goal for moderate income housing may also be 
Gieeicult<.to; achieve. 


The County presently has designated approximately 14,000 
acres of land for rural and suburban residential develop- 
ment. Approximately 7,500 acres of rural residential land 
is vacant which can accommodate approximately 1786 addition- 
al households, substantially more than our projected needs. 
These designated lands are located primarily in the Green 
Valley, Allendale and English Hills areas. 


Future development in the County will be primarily low den- 
Sity, self-sufficient development OCCULGiNgs Ons.2 1/2. and, 5— 
acre parcels. Development at higher densities is restricted 
due to County health regulations requiring parcels smaller 
than 5 acres be served by a public water system and parcels 
smaller than 2 1/2 acres be served by both public water and 
sewer systems. Under these circumstances with existing land 
COSts,...hOusing . cost .are OUES SOL ee reach sof low . income 
households. 


There are, however, some limited potential sites within the 
County for low and moderate income housing. These include 
the Homeacres area in Vallejo and the Community of Elmira 
east of Vacaville where necessary supporting services and 
facilities are available to support higher density develop- 
ment. These areas will only satisfy a small portion of this 
need. 


The County will, therefore, need to pursue several alterna- 
tives to expand. the supply of housing for low and moderate 
income households. First, it will explore mechanisms to 
provide developer incentives or establish inclusionary pro- 
visions to be applied to large scale major subdivisions pro- 
viding for the development of below market rate housing, 
affordable to low and moderate income households. Second, 
the County will seek to work with city housing authorities 
and non-profit agencies in joint projects to increase the 
supply of below market rate housing at appropriate locations 
where necessary supporting facilities and services are 
available. 


Redevelopment Plans 


The Solano County Redevelopment agency will prepare specific 
plans for implementing various aspects of the County re- 
development program. 


In the Southeast Vallejo Redevelopment area, a Neighborhood 
Plan will be formulated to identify and prioritize public 
facility improvements, and formulate specific housing pro- 
grams. The Neighborhood Plan will be prepared with communi- 
ty participation and coordinated with City of Vallejo Re- 
development Activities. 


In the Collinsville-Montezuma Hills Redevelopment area, a 
housing plan will be prepared setting forth specitfie pro- 
grams for providing housing assistance for rehabilitation of 
existing residences and housing for future employees of the 
project ‘area’. This plan will be prepared in coordination 
with the Cities of Rio Vista, Suisun City and Fairfield. 


Community Development Plan 


The County will review and update its Community Development 
Plan to provide a coordinated program of public improvements 
in those areas with identified needs. As part of the review 
and update, alternative funding sources will be explored. 
Projects identified in the Community Development Plan shall 
be incorporated into a 5 year Capital Improvement Program. 


Economic Development Element 


The County, as part of its Economic Development Element, 
will analyze the cost and benefits of residential develop- 
ment including the impacts of residential development upon 
County services such as roads, schools, fire and public 
protection. 


REGULATORY METHODS 


The enforcement of regulatory measures also can be effective 
in improving and preserving the County housing stock and its 
environment. 


County Ordinances 


Currently, the County enforces health, weed, fire and i= 
operative automobile abatement ordinances, as well as, hous- 
ing and zoning codes and subdivision regulations which con- 
tribute to the preservation of housing and environmental 
quality. 


The County has adopted an amendment to the zoning code which 
allows for the development of companion living units in 
agricultural and single family zoning districts. A com- 
panion living unit is defined as "one additional dwelling 
unit containing not more than 850 square feet attached or 
detached to the principal residence on the same ownership 
providing independent living quarters including sleeping, 
eating, cooking and sanitation facilities for one or more 
adult persons who are 60 years of age or older, handicapped 
or convalescent." 


The County has also adopted an amendment to the Zoning Code 
which allows manufactured dwelling units in any district 
where a one-family unit is allowed. A manufactured dwelling 
unit is a mobilehome certified under the National Mobile 
Home Construction and Safety Standard Act of 1974 placed on 
a foundation system constructed according to the provisions 
of Section 18551 of the Health and Safety Code and im- 
plementing regulations and designed for and occupied exclu- 
sively by one family. A manufactured dwelling must also 
meet the minimum architectural and development standards for 
dwellings as set forth in the code. 


The County shall undertake a major review and revision to 
the Solano County Zoning Code. This revision will include 
review for consistency of the residential zoning districts 
with General Plan policies; review of residential district 
permitted uses and building requirements; and review of per- 
mit processing procedures. 


The zoning code also sets forth provisions for architectural 
review and approval in order to promote orderly and harmo- 
nious development within the County. These should be re- 
viewed and updated to include specific criteria and princi 
ples for review of projects. 


The County should establish an ordinance for the removal of 
abandoned and dilapidated housing units. 


Building Codes 


The County will actively implement regulations of the State 
Energy Commission pertaining to "Energy Conservation Stan- 
dards for Residential Buildings". 


Planned Unit Development 


To minimize the environmental impacts, the planned unit 
development procedures may be applied to those lands pro- 
posed for development which contain development constraints. 


Subdivision Map Act 


Administration of the Subdivision Map Act can also provide 
assistance in resolving housing problems. For example, the 
review process for large subdivisions can be used to provide 
developer incentives or establish inclusionary provisions in 
order to provide below market rate housing, affordable to 
low and moderate income households. 


The County should also incorporate provisions of the Cal- 
ifornia Solar. (Rights Act. of 1978. into its subdivision or- 
dinance and adopt provisions of the State Solar Shade Con- 
trol Act to assure that solar access is protected in major 
and minor subdivisions in residentially zoned areas. 
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Chapter IV 
Analysis of Housing 
Problems and Needs 


Chapter IV 
Analysis of Housing 
Problems and Needs 


The purpose of this chapter is to define and summarize the 
County's existing and future housing problems and needs. 
Factors to be analyzed in identifying existing housing needs 
include the supply and availability of housing, housing con- 


ditions, affordability and overcrowding. The particular 
housing needs of special groups must also be examined. In 
identifying future housing needs, the projected demand for 
housing for various groups is analyzed. Finally, the 


County's resources and constraints to meeting identified 
housing needs are studied including the availability of 
housing sites, public facilities and services, environmental 
quality, existing housing programs and resources, governmen- 
tal constraints and market constraints. 


EXISTING HOUSING NEEDS 
Supply and Availability of Housing 


The supply and availability of housing in Solano County is 
an important indicator of how well the County is meeting its 
housing needs. Table 1 summarizes the housing stock and 
household population for the County, cities and unincorpor- 
ated area. In 1980, there were 84,087 housing units within 
Solano County. Of Mehis  totalje/3;,128 units ware located 
within.the «ittes .and onlyi.5,959 units)or; 7.1. percent .are 
found in the unincorporated portion. 
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Housing Type 


Table 2 summarizes the housing stock for the County, cities 
and unincorporated area in 1980. Within the County, 72.9% 
of the housing units are single-family and 30.0% are du- 
plexes or multiple dwellings. Mobilehomes make up 4.1% of 
the housing stock. 


There is diversity in the makeup of the housing stock 
between the cities and unincorporated area. Within the cit- 
ies, 72.4% of the housing stock is single-family units. 
Duplex and multiple dwelling units comprise 23.8% of the 
stock while mobilehomes make up 3.8%. The composition of 
housing types in the unincorporated area is somewhat dif- 
ferent. The unincorporated area has a larger proportion of 
single-family units: 78.9% fall within this category. Only 
12.6% are categorized as duplex and multiple family units, 
and mobilehomes make up 8.5% of the housing units. 


Between 1970 and 1980 there was little overall change in the 
makeup of the County's housing stock. In the early 1970's 
there was an increase in the percentage of multi-family and 
mobilehome units, but in the latter part of the 1970's this 
was offset by an increase in the percentage of single-family 
units which increased slightly from 70.7% in 1970 to 72.4% 
in 1980 and multi-family units which decreased from 25.5% to 
23.83. 


Within the unincorporated area, the percentage of single- 
family units remained unchanged between 1970 and 1980. 
There was an increase in the percentage of single-family 
units in 1975 as a result of a sharp decline in multi family 
units due to annexations to the City of Vallejo. The per- 
centage of mobilehomes, however, has increased steadily 
Since 1970. 


Housing Tenure 


Another important factor to be considered in analyzing the 
housing supply is the proportion of owner and rental units 
which comprise the housing stock. Table 3 shows a compari- 
son of owner and rental units between 1970, 1975 and 1950. 

Since 1970 there has been a decline in the percent of rental 
units within the County. This decline has been particularly 
evident in the unincorporated area where the proportion of 
rental units decreased from 45.7% to 31.4%. The sharp de- 
Cline in the early 1970's was partially the result of annex- 
ations to the City of Vallejo of areas having a high propor- 
tion of rental units. This decline continued into the late 
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TABLE 3 


OWNERSHIP/RENTAL FOR COUNTY, CITIES AND UNINCORPORATED AREA 


COUNTY 
1970 1975 1980 
UNITS PERCENT UNITS PERCENT UNITS PERCENT 
Own 29,216 57.2 21,577 65.5 50,850 63.2 
Rent 21,904 42.8 14,511 34.5 29,576 36.8 
Total 51,120 100.0 42,088 100.0 80,426 100.0 
Non-Response : 18,084 
TOTAL S020 60,169 80,426 
CITIES 
1970 1975 1980 
UNITS PERCENT UNITS PERCENT UNITS PERCENT 
Own 26,169 57.5 25 ,534 65.5 47,011 62.8 
Rent 19,338 42.5 13,452 34.5. 27,817 Cy Ma 
‘Total 45,507 100.0 38,986 100.0 74,828 100.0 
Non-Response L653 77 
TOTAL 45,507 55,163 74,828 
UNINCORPORATED 
1970 1975 1980 
UNITS PERCENT UNITS PERCENT UNITS PERCENT 
Own 3,047 54.3 2,043 65.9 3,839 68.6 
Rent 2,566 45.7 1,059 34.1 1,759 31.4 
Total 5,613 100.0 3,102 100.0 5,598 100.0 
Non-Response 1,904 
TOTAL 5,613 5,006 5,598 


Source: 1970 Census 
1975 Special Census 
1980 Census 
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1970's since most new development during this time was com- 
prised of large lot single family homes. 


Vacancy Rates 


Housing vacancy rates can indicate the availability of hous- 
ing by showing how well housing supply has kept pace with 
housing demand. Vacant for sale is a percentage of the to- 
tal number of owner occupied units and vacant for rent is a 
percentage of the total number of renter occupied units. 
ABAG, under its housing needs determinations, has es- 
tablished as a regional goal, an overall vacancy rate for 
sale and rent of 4.5 percent. 


Table 4 displays the vacancy rates for the County and unin- 
corporated area. The vacancy rates for the County have re- 
mained relatively stable through the 1970's; however, the 
unincorporated area saw an increase in its vacancy rates in 
the mid 1970's but returned to the 1970 levels by 1980. The 
Solano County unincorporated area had a total of 352 vacant 
units in 1980 representing 5.9% of the housing stock. Of 
this total, 50 units were vacant for sale and 72 units va- 
Cantsfor, renee 


The vacancy rate for both renter and owner occupied housing 
units is below the ABAG vacancy goal, indicating a shortage 
of available units. ABAG, as part of its housing needs 
determination, estimated a shortage of 95 units in 1980 
needed to reach the optimal vacancy rate of 4.5% for the 
unincorporated area. 


Housing Condition 


The condition of the County's housing stock is also an im- 
portant indicator of housing problems and needs. In 1976, a 
housing survey was conducted which evaluated the condition 
of housing in various unincorporated area communities. The 
survey identified standard units, substandard units and 
units suitable for rehabilitation. Standard units were 
those units which were considered sound, showing no visible 
defects or only slight defects needing normal maintenance 
repairs. Substandard units were those which were considered 
dilapidated based on the 1960 U.S. Census definition. Di- 
lapidated units are defined as follows: 


"Dilapidated housing does not provide 
safe and adequate shelter. It has one or 


TABLE 4 


VACANCY RATES FOR THE COUNTY 


AND UNINCORPORATED areal 


UNINCORPORATED 
COUNTY AREA 
1970 1975 1980 1970 1975 1980 
Vacant For Sale 12 9 eo I A 5 13 
Vacant For Rent Al 7 4.9 ara) S58) 6.3 3.29 


= Expressed in percentage vacant. 
SOURCES: 1970 Census 


1975 Special Census 
1980 Census 
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more critical defects or has a combina- 
tion of intermediate defects in suffi- 
cient numbers to require extensive repair 
or rebuilding or is ot inadequate 
original construction.” 


Units considered suitable for rehabilitation were those con- 
sidered to be economically and physically appropriate for 
rehabilitation using the following criteria: 


1. The costs of required equipment and construction; 


2. The market acceptance and ‘value of the units after 
rehabilitation; 


3. The need for, availability of and costs of essential 
community services and facilities which are necessary to 
continuing use and maintenance after rehabilitation; 


4. The technical feasibility of rehabilitation with current 
availability of accessible constfuction and financing 
resources. 


Table 5 provides a summary of the housing conditions within 
the unincorporated area based on the samples taken in the 
May 1976 housing survey. Approximately 10.3% of the total 
housing units were considered substandard. Substandard not 
suitable for rehabilitation units made up 3.7% of the stock 
while substandard suitable for rehabilitation made up 6.6% 


of the total housing units. There is a slightly larger per- 
centage (10.5%) of owner units which are substandard than 
rental units (10.1%). However, substandard owner units 


suitable for rehabilitation comprise 6.7% of the total owner 
units as compared to substandard rental units suitable for 
rehabilitation which comprised 6.4% of the total rental 
units. 


A housing unit begins the process of deterioration from the 


day the structure is built. To keep a housing unit in stan- 
dard condition, normal maintenance and necessary repairs 
must be made. The need to paint, re-roof, replace a water 


heater, or make other household repairs become “due" at 
various intervals over the life span of the structure. 


However, in many cases, low and fixed income households 
neither have the cash nor can they afford to set aside money 
to cover necessary maintenance and repair costs. Households 


can borrow money for household repairs and home improve- 
ments, but many households most in need cannot qualify for 
such loans. 


TABLE 5 


SURVEY OF HOUSING CONDITION May, 1976 


UNITS 
Occupied units 5,006 
Substandard not suitable 186 
for rehabilitation 
Substandard suitable for rehabilitation 332 
Standard 4,488 
Vacant available units 156 
Substandard not suitable 6 
for rehabilitation 
Substandard suitable for 10 
rehabilitation 
Standard 140 
Total available units 5, 62 
Vacancy rate S02 


Source: Housing Assistance Plan Community Development Block Grant 
Application 1976 - 1977, Solano County California 


Rehabilitating a home can, on the other hand, have a nega-— 
tive impact on the affordability of housing for low and 
fixed income households. The costs of repairs and improve- 
ments on rental structures are often passed on to the renter 
in terms of higher rents. 


The analysis indicates that 500 of the unincorporated hous- 
ing units are substandard and that 350 of these are suitable 
for rehabilitation. While substandard housing in the unin- 
corporated County is concentrated to an extent within par- 
ticular communities, much of the substandard housing is 
scattered throughout the unincorporated area making it aa 
ficult to identify areas of greatest need. 


Affordability 


The ability of households to purchase or rent housing at a 
cost which they can afford is also an important indicator of 
housing need. The affordability of rousing can be deter- 
mined by comparing a household's housing cost to its income. 


County residents have witnessed a tremendous increase in the 
cost of housing over the past few years. This increase has 
impacted not only low income families but middle income 
families as well. In 1970, the median value of owner- 
occupied housing in Solano County was S18, 775% By 1975 athe 
median value had increased by 75% to SS 2wier Ds Between 1975 
and 1980 the increase in housing values accelerated. The 
median value in 1980 was $67,500. This represented a 105% 
increase over 1975 values. 


Table 6 gives a comparison of median housing values through- 
out the San Francisco Bay Area Region. In 1970, Solano 
County had the lowest median value housing in the region. 
Despite the dramatic increase in the value of housing expe- 
rienced regionwide, Solano County still retained the lowest 
median housing value in 1980. While the County's median 
housing value is relatively low, the median home value in 
the unincorporated area is $103,100, higher than the overall 
median value for the region. 


Median contract rent has also increased in the County 
between 1970 and 1980 from $113 per month to $218 per month. 
This represents an increase of 93%. Rents in general have 
increased at a slower pace compared to the value of owner 
occupied units. When compared to the rest of the San Fran- 
cisco Bay Region, Solano County has the lowest median con- 
tract rent despite the large increase since 1970. Within 
the unincorporated area, the median contract rent in 1980 
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Less than 100 
100-199 
200-299 
300-399 
400-499 
500-599 
600-745 

750+ 


Total 


Less than 100 
100-199 
200-299 
300-399 
400-499 

500+ 


Total 


TABLE 7 


Monthly Mortgage and Rental Payments 


Cities and Unincorporated Area 


City 


Number 


128 
4,319 
5,924 
5,439 
5,640 
4,839 
4,495 
2,706 


33,490 


City 
Number 


819 
6,156 
Li, 729 
4,589 
2,382 
637 


26,304 


Mortgage 


Percent 


O FPP ONNUOKH 


Rental 


Percent 


58.-- 


County 


Number 


Percent 


Percent 


was $160, substantially lower than the overall County 
median. 


The relatively low cost of both owner and renter occupied 
housing as compared to the region has contributed to making 
the Solano County housing market increasingly attractive. 
At the same time, however, the rapidly increasing cost of 
housing has made it more difficult for low and middle income 
households to enter the housing market. 


Table 7 provides a comparison of monthly mortgage and rental 
payments for households in the cities and unincorporated 
area. Based on the monthly rental payments, the unincorpor- 
ated area has a high percentage of low cost housing as com- 
pared to the cities. However, based on monthly mortgage 
payments, the unincorporated County area has a higher per- 
centage high cost housing. 


Statistics which display the relative increases in housing 
cost provide only one dimension to the problem of affor- 
dability. Household income provides an important indicator 
in determining the ability of households to translate their 
housing needs into effective market demands. 


Table 8 provides a comparison of median income between 1970 
and 1980. Between 1970 and 1975 the median household income 
rose 31.4%. Between 1975 and 1980 median household income 
increased by 44.4%. The increase in median household income 
has not kept pace with the increase in median home value and 
median rent. 


TABLE 8 


MEDIAN HOUSEHOLD INCOME SOLANO COUNTY 


Year Amount 
1970 SLO roo 
1975 135350 
1980 19,264 


Source: 1970 census, 1980 census, Department of Housing and 
Urban Development 


Table 9 shows the income levels for the County, cities and 
unincorporated area for 1979. Household incomes can _ be 
broken into four categories: above moderate, moderate, low 


COUNTY 
Number Percent 
Less than $ 2,500 2,914 366 
$2,500 te” 4,999 4,993 Gaz 
5,000 to 7,499 5,374 6.7 
77500 £6 9,999 5,714 Pew 
10,000 to 12,499 6,556 8.1 
12,560 to *£47,999 bol? 6.6 
15,000 to 17,499 5, 79 Bel 
17,500 t® 19,999 5 coe Ges 
20,000 to 22,499 6,083 toe 
22,500 to 24,999 5,219 6ia5 
25,000 to -27,499 Spee! 6.7 
27,500 t@ 29,999 4,207 B67 
30,000 to 34,999 6,493 8.0 
35.,000 td 39,999 4,567 ey, 
40,000 to 49,999 4,084 Beek 
50,000 to 74,999 2,060 2.6 
75,000 or More 664 a: 
TOTAL 80,602 100.0 
Median $19,264 
Source: 1980 Census 


TABLE 9 
1979 Incame Levels 
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CITIES 
Number Percent 
iain 326 
4,720 Gino 
4,906 6.6 
bya eds 
6,084 Sei 
5,058 6.8 
5,349 els 
4,943 6.6 
SiGz Fol 
4,891 (Vs, 
4,967 6.6 
3,950 eS 
6,077 SL 
4,228 5.6 
3. 15k 5.0 
Ihave 2.4 

462 -6 
74,909 100.0 


UNINCORPORATED 
Number Percent 
187 SS 
273 4.8 
468 8.2 
437 Pee 
472 8.3 
261 4.6 
370 6.5 
319 5.6 
321 5.6 
328 BiG" 
407 had 
257 4.5 
416 ES 
339 6.0 
333 5.8 
303 53 
202 365 
5,693 100.0 
$20 ,462 


and very low. The following provides a definition for each 
category. 


Above moderate income: Household income, which exceeds 120% 
of median household income for the 
Bay Region. In dollar figures, this 
includes households who earn more 
than $24,728 annually. 


Moderate income: Household income between 80 and 1204 
of median household income for the 
Bay Region. In dollar figures, this 
would be an income between $16,487 
and $24,728 annually. 


Low income: Household income between 50 and 80% 
of median household income for the 
Bay Region. In dollar figures, this 
would be an income between $10,305 
and $16,486 annually. 


Very low income: Household income not exceeding 50% 
of the median household income for 
the Bay Region. In dollar figures, 
this would be an income up to 
$10,304 annually. 


Table 10 shows the distribution of household income for the 
County, cities and unincorporated areas by income category. 
With exception of the City of Vallejo, the unincorporated 
area has a higher proportion of very low and with the excep- 
tion Of Benicia, slightly higher proportion of above moder- 
ate income households as compared to the cities. The cities 
have higher proportion of Moderate income households than 
the unincorporated area. 


The above discussion has shown that the cost of purchasing a 
home in Solano County has increased 2-1/2 times as fast as 
the County's median income. For those households entering 
the housing market for the first time, this may indicate 
that there are a smaller percentage of households who can 
afford a new home or that a greater number of households are 
"overpaying" by devoting a disproportionate share of their 
income to housing. The ability of current homeowners to 
purchase a new home at today's prices is eased to some de- 
gree by the amount of equity built up in their present hous- 
ing. Profits, gained at the time of sale, enable many home- 
owners to make larger down payments on their next home al- 
lowing them to keep their mortgage payments at more rea- 
sonable levels. Nevertheless, for current homeowners, as 
well as first time home buyers, the difficulty of buying a 
new home is greater today than ever before. 
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TABLE 10 
HOUSEHOLD INCOME 
SOLANO COUNTY AND CITIES 


Jurisdiction Existing Distribution 

Very 

Low % Low % Moderate 
Benicia 18 15 2a 
Dixon 23 18 22 
Fairfield 25 21 22 
Rio Vista 2d 15 24 
Suisun City 20 13 30 
Vacaville 21 16 25 
Vallejo 28 19 23 
Uninc. ae 16 sy 
County P4S) 18 23 


Source: 1980 Census 
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To get a better understanding of those households who are 
“overpaying”, Table 11 presents housing costs as a per- 
centage of income for various income groups. Those house- 
holds whose housing costs are greater than 25% of their 
gross income are considered to be "overpaying." 


Overpayment may be a discretionary choice for middle and 
upper income households. However, overpayment can create a 
significant hardship for lower income households. 


Table 11 shows 287 (50%) of the low income households pur- 
chasing their own homes are paying more than 25% of their 
gross income in housing payments. With respect to house- 
holds residing in rental units, 371 (66%) of the low income 
households are paying more than 25% of their gross income in 
rental payments. 


Increases in the cost of housing are the result of a number 
of factors. Gapoer, Maceriais, @inancing, |and land ‘sosts 
have all combined to dramatically increase the cost of new 
housing. These are further discussed under Governmental and 
Market constraints. 


Housing affordability is a nationally recognized problem, 
and programs at both the State and National level have been 
designed to assist households in acquiring satisfactory 
housing. 


The County Housing Authority, under contract with the City 
of Vallejo Housing Authority, has established a Section 8 
housing rental assistance program funded by the Federal 
Goverment. The County currently, has. 75 Section. 8 certifi- 
cates for rental assistance. The County has also amended 
its zoning regulations to accommodate manufactured dwelling 
units in any zoning district where single family units are 
allowed. 


While the County has taken steps to address the problem of 
affordable rental housing for existing households primarily 
through the Section 8 program, this need far exceeds avail- 
able funding. In addition, market and servicing constraints 
make it difficult to provide new affordable owner and renter 
occupied housing for lower income households. The County is 
not equipped in most areas to provide the necessary support— 
ing facilities and services for new assisted and subsidized 
housing. However, regardless of these constraints, the 
County recognizes its responsibilities to address the needs 
of lower income households in obtaining suitable affordable 
housing. 
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Overcrowding 


Another important indicator of housing needs is the extent 
to which a housing unit provides sufficient living space to 
meet the needs of the household. When there is insufficient 
room within a housing unit, overcrowding may exist. Over- 
crowded housing units are considered to be those units with 
1.01 or more persons per room. 


Table 12 shows the number of persons per room in owner and 
renter occupied housing. Based on the 1980 census, 370 or 
6.63 of the occupied housing units in the unincorporated 
area are overcrowded. Based on previous studies a large 
proportion of the overcrowded housing units consist of large 
family households. 


Special Housing Needs 


Within unincorporated Solano County, particular groups can 
be identified which may have special housing problems and 
needs. These groups include minorities, elderly households, 
large family households, female heads of households, handi- 
capped farm labor and the homeless. 


Ethnic Groups 
Table 13 gives the ethnic background of the population for 
ther total County, cities and unincorporated area. The eth- 
nic background of households may indicate cultural and 
economic, differences and influences which affect a particu- 
lar groups housing needs. The unincorporated area has ap- 
proximately the same proportion of minorities as the incor- 
porated cities. While there is a smaller proportion of 
Black and Asian households in the unincorporated area, there 
is a higher proportion of households of Spanish origin. 


Table 14 provides a summary of housing need indicators for 
various ethnic groups. Minority groups have the highest 
proportion of low income and rental households with whites 
having a higher percentage of home ownership. 


Elderly 


The unincorporated County area has a higher proportion of 
elderly population (8.9%) (1448) than the County as a whole 
(7.6%) (17,932). There are 913 elderly households which 
comprise 16.3% of the households within the unincorporated 
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TABLE 12 


OCCUPIED HOUSING BY TENURE BY PERSON PER ROOM 
UNINCORPORATED AREA 


OWNER OCCUPIED RENTER OCCUPIED TOTAL OCCUPIED 
Number Percent Number Percent Number Percent 
1.00 or less 3,700 96.4 528 86.9 Bip 2Ze 93.4 
100: tort. 50 96 Zed We Lee 223 4.0 
1.51 or more 43 Aves 104 5.29 147 266 
Source: 1980 Census 
TAB IGe lS 
SOLANO COUNTY 
DISTRIBUTION OF ETHNIC GROUPS BY 
CITY AND UNINCORPORATED ARED 
COUNTY Cry UNINCORPORATED 
Number Percent Number Percent Number Percent 
White 174,181 1405 160,818 WSs 137303 81.25 
Black 20 hoe IL. 8 27 ,029 2.3 756 4.6 
Am. Indian 1, 98 -8 1,864 9 107 a 
Eskimo & Aleut 
Asian & Pacific Nisin 7.4 16,836 an 541 Ses 
Islander 
Other Races 13,879 5.9 di? , 253 56 1,626 9.9 
TOTAL 235,203 100.0 218,800 100.0 16,403 100.0 
Spanish Origin 24,773 1055 22,105 OL: 2,668 L6..3 


Source: 1980 Census 
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area. There is a high proportion of home ownership among 
elderly households. Approximately 80.3% of the elderly 
households within the unincorporated area own their own 
homes as compared to 74.4% in the County as a whole. A 
large percentage of these households are retired and are on 
fixed incomes. Consequently, their ability to adjust to 
increasing housing cost such as increasing rents or making 
needed home repairs is limited. There are 38 family and 32 
non-family elderly households in the unincorporated area 
which are below the poverty level. 


Large Family Households 


There are 804 Large family households representing 14.4 per- 
cent of the total households within the unincorporated 
area. The 1975 census found that 18% of these households 
were low income, and approximately 25% of these households 
rented. Approximately 26% of the large family households 
were found to be overcrowded. A need exists for affordable 
rental housing to accommodate large family housing needs. 


Female Head_of Households 
There are 396 female head of households comprising 7% of the 


total households in the unincorporated area as compared to 
9.5% for the County as a whole. The 1975 Special Census 


found 58.7% of these households to be low income. The 1980 
census showed 120 (32.6%) of the female head of households 
are below the poverty level. There are 293 (74%) female 


head of households with children. 


Handicapped 


Table 15 provides a summary of the handicapped population 
for the total County based on 1978 projections of the De- 
partment of Rehabilitation. Information is lacking as to 
the numbers of handicapped who may live in the unincorpor- 
ated area. 


Table 16 provides a summary of work disability and public 
transportation disability status for the unincorporated 
area. While this table gives some indication of the handi- 
capped population within the unincorporated area, little 
information is available which can be used to identify hous- 


ing needs for this segment of the population. 
The County does allow home care facilities in residential 


districts. These are facilities authorized, certified and 
licensed by any State or County, health or welfare agency to 
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TABLE 15 


DISABLED NONINSTITUTIONAL POPULATION 
16-64 YEARS OLD - PROJECTED 1978 
SOLANO COUNTY 


NEEDING 
VOCATTONAL 
REHABILITATION 

POPULATION ___ SERVICES 
Sensory Disorders 2,290 770 
Physical Disorders 11,800 AL RPAMS) 
Mental Disorders 92520 2 020 
TOTAL 23,610 3,990 
PROPORTION OF POPULATION 11.9% 2.0% 


Source: Department of Rehabilitation from EDD Annual Report 
May Lory s 
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TABLE 16 


NON-INSTITUTIONAL WORK AND TRANSPORTATION 
DISABILITIES UNINCORPORATED SOLANO COUNTY 


Persons Persons 
16-64 65 & Over 
With a work disability 
In labor force 347 N/A 
Notlamriabor force 
- prevented from working 398 N/A 
- not prevented from working 137 N/A 
No work disability 9,881 N/A 
With a public transportation 
disability iL 2ek 202 
With no public transportation 
disability 10,642 1,224 


Source: 1980 Census 


provide non-medical residential care for developmentally 
disabled, physically handicapped, mentally disordered, 
dependent or incompetent persons serving six or fewer 
people. 


Farm Labor 


Housing for farm laborers can be broken into two groups: 
migrant farm labor housing and permanent farm labor housing. 
Migrant farm labor housing is provided primarily through 
farm labor camps which are registered with the County Divi- 
sion of Environmental Health Services. There are 26 private 
camps and one publicly supported camp in the County. In 
1979 there were 46 private camps. Table 17 gives a break- 
down of the types facilities and capacity of the labor 
camps. In addition, the Department of Environinental Manage- 
ment issues permits on an individual basis for mobilehomes 
for caretaker quarters. 


The farm labor camps listed in Table 17 are monitored by the 
County Division of Environmental Health Services to ensure 
that minimum health and safety standards are met. Each year 
pre-occupancy inspections are made to certify that the camp 
meets all health and safety requirements. 
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TABLE 17 


SOLANO COUNTY FARM LABOR CAMPS 


Family Total 
Labor Camps Number Units Dormitories Capacity 
Private 26 OY 49 444 
Public 
Supported af 82 0) 500 
ZO. 2 109 49 944 
Source: Solano County Division of Environmental Health 


Services 


The Dixon Migrant Farm Labor Camp, administered by the Dixon 
Housing Authority, is the only publicly supported camp in 
Solano County. In 1984 the camp was relocated to Radio Sta- 
tion Road on 27 acres leased from the U.S. Navy. The camp 
has a total of 82 residential units with a projected maximum 
population of 500. The camp is funded through the Migrant 
Services Section of the State. Health and Welfare Agency and 
through rental charges. 


In addition to Housing, there are many services available to 
migrant workers and their families within the Dixon Farm 
labor camp. ‘These include day care facilities, health and 
dental clinics, and a migrant education program through the 
Parone ocnool District. 


Farm labor camps operated by the Yolo County Housing Au- 
thority in Winters and Woodland also provide housing to 
farmworkers employed in Solano County. 


Permanent farm labor housing poses a problem of a different 
nature than the temporary housing which has been described. 
The condition of permanent farm labor housing is difficult 
to determine due to difficulties in identifying those units 
occupied by farm laborers. However, based on knowledge of 
housing conditions in the County by officials of the Build- 
ing Department, there is felt to be a generally higher pro- 
portion of farm laborers residing in substandard housing as 
compared to the County average. 


Discrimination 

A housing problem faced by many special groups is dis- 
criminatory practices which exclude them from certain seg- 
ments of the housing market. Discriminatory practices can 
be based upon race, sex, marital status or national origin 
as well as age, such as the elderly and families with 
children. 


There are a number of service organizations which provide 
counseling and referral services for discrimination com- 
plaints. They include Pacific Community Services in Vaca- 
ville, Fairfield-Suisun Community Action Committee, Rio Vis- 
ta Community Action Committee, Vallejo Housing Authority, 
Vallejo Human Relations Commission, Vallejo Neighborhood 
Housing Services and Solano County Legal Assistance. The 
Department of Environmental Management also provides refer- 
ral services. Based upon County monitoring of housing ser- 
vice organizations serving unincorporated Solano County, 20 
complaints were received for review and action in 1982 and 
19833 ° 


Homeless 


The homeless represent those who for various reasons are in 
need of temporary or emergency shelter. It is difficult to 
estimate the overall needs of: the homeless. Many are in 
need of counseling, other social services and assistance in 
addition to temporary shelter. 


The County Welfare, Probation, and Mental Health Departments 
administer various programs which provide temporary emergen- 
cy housing for various groups. The Welfare Department pro- 
vides funding for those households and families unable to 
obtain shelter on a temporary basis. The Probation Depart- 
ment also provides temporary housing for juveniles through 
their Juvenile Hall and Crossroads facilities. The Mental 
Health Department currently has no facilities to provide 
temporary housing for nonpsychotic patients. Nonphychotic 
patients are presently sent to private institutions, if in- 
sured, or to the Napa State facility. The Mental Health 
Department is currently developing a 6-8 person respite 
facility for the nonpsychotic with life crisis or emotional 
problems. Future plans call for the development of a health 
facility for treatment locally for those with psychotic 
problems. The department operates under contract a six bed 
Detox center for alcohol intoxication. 


Temporary emergency housing is also provided by a number of 
non-profit agencies. Solano County Economic Opportunity 


= ps) — 


Council (SCEOC) operates a hotel voucher program through 
their six Community Action Centers. This program provides 
temporary housing for 3-5 days, funded under the Federal 
Emergency Management Agency. Other non-profit agencies such 
as the Salvation Army and Christian Life Center provide tem- 
porary “shelter under a similar program. SCEOG Fis" in’ “the 
process of establishing a shelter as an alternative to the 
hotel voucher program. SCEOC also provides temporary emer- 
gency housing, under its Domestic Violence Program, for bat- 
tered women and their children. 


Conclusion 


There are difficulties in trying to determine the specific 
unmet housing needs within each of the special groups which 
have been described. Many of the housing problems facing 
these groups are not easily identifiable and are thus not 
easily perceived by the public. The available measurements 
of need only give a general indication of the housing prob- 
lems which may exist. More specific information is needed 
to fully determine the extent to which assistance may be 
required. 


HOUSING DEMAND 


Solano County, over the past 40 years, has seen substantial 
growth in its population. Table 18 shows the population 
distribution between the cities and the unincorporated area 
for the years 1940 to 1980. Between 1940 and 1950, the 
County's population increased by 113%. Benicia and Fair- 
field saw considerable increases in their population during 
this time period. In addition, the unincorporated area's 
DOpuLacion Yineréased ~by 200% from 20,221 to,60,733, with 
growth occurring primarily around the Vallejo area. 


During the period between 1950 and 1960, the County's 
population increased by 28%. Fairfield, Suisun City, Vaca- 
ville, and Vallejo all saw their populations increase by at 
least 100%. This increase was due in part to annexation of 
populated portions of the unincorporated area of the County. 
As a result, the population in the unincorporated area de- 
creased by about half to 33,728. Benicia also lost popula- 
tion during this time period. 


Since 1960, the County's population increase has been con- 
tained within the incorporated cities. Between 1960 and 
IgVO4e the County “ss population™continued “to increase by 26%. 
Fairfield and Vacaville saw the greatest growth, particular- 
ly as a result of increased activity at Travis Air Force 
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Base stemming from the Vietnam War. The unincorporated area 
Somer Lost half of its population from 33,728 to 16,436 from 
continued annexations of the populated unincorporated areas. 


Petre period 1970 to 1980%the County "continued to grow at 
an increasing rate of 36%. The greatest activity occurred 
in the cities of Suisun City, Benicia and Vacaville. The 
unincorporated population remained relatively steady as a 
result of annexations of populated areas to the cities, 
principally Vallejo, which offset unincorporated population 
growth. This also reflects county policy of encouraging new 
urban growth only within the incorporated areas through city 
annexation. 


Between 1970 and 1975, Solano County was the forth fastest 
growing County in the nine County bay region as shown in 
Table 19. Since 1975, Solano County has become the fastest 
growing County in the bay region with most of the grow oc- 
curring within the incorporated cities. 


There are several reasons for the recent growth in the 
County. First, those households moving into the Bay Region 
may be attracted to Solano County because of the relatively 
cheap housing the County has to offer as compared to the 
rest of the Bay Area. This may also be the reason for some 
of the migration from within San Francisco Bay Area to 
Solano County. A second reason may be the attractiveness of 
the rural and small town atmosphere the County has to offer, 
as compared to some of the more congested or sprawling areas 
in other parts of the Bay Region. These migration trends 
can be expected to continue, especially as growth pressures 
continue within the region and land available for residen- 
tial development becomes more scarce in other areas. 


With respect to future population growth, ABAG's "Projection 
83" projects Solano County to be the fastest growing County 
between 1980 and the year 2000 as shown in Table 20. ABAG's 
projections are based on a number of assumptions including 
demographic assumption relating to migration, household size 
and mortality rates, economic assumptions, transportation 
assumptions, and local development policy assumptions out- 
lined in the Projections 83 report. 


If present trends and policies continue, we can expect new 
development to occur primarily within the incorporated 
areas. The unincorporated area will also see some growth in 
rural residential population, but this may be offset by fur- 
ther annexation of populated communities adjacent to the 
incorporated cities. Table 21 gives a breakdown and dis- 
tribution of projected population growth within Solano 
County. Projected growth for each city is based on the area 
within the city's sphere of influence. 


- 75 - 


Gk 


Tce 


€°9¢ 


LOT 


6° T 


6°0 


c*OT 


O°e 


9 Ct 


ee 


O86T-SZL6T 


AONVHD 
AOWLNE Odd 


Z7E9‘ OSE 


VCE'PS 
€v6’ 8h 
7SE‘SZT 
TL6‘OT 
9zE°9 
7tz‘6 
80S‘9 
BES‘ EL 


8bP‘ST 


O86T-SL6T 


AONVHO 
TWOTHSWNN 


P8L‘6LT’S 


189 ‘662 
€07 ‘SEZ 
TLO‘S62‘T 
6ZE‘L8S 
pL6‘8L9 
661 ‘66 
89S‘72Z 
o8sE’9S9 
6LE‘SOT‘T 


O86T 


8°6T 


Tae oh 


o°t 


SL6T-OL6T 


HONWHO 
HOWLND aad 


GL6T ‘T AtTne ‘e3ep eseq G/6T suOoTIOeLoAd € SeTISS OVAV 
pue ‘snsuep 086T ‘SNsUueD 0/6T *80aN0g 


686‘Eb7 


ZLb‘Ov 
6TE‘9T 
G00‘SOT 
vZT'0Z 
970‘ €b- 
LE8‘OT 
720‘ OT 
€9p‘ HZ 


LvL’9T 


SL6T-OL6T 


HONWHO 
TWOLYHWNN 


ZST’678'P 


LSE“SHZ 
092‘98T 
6TL‘69T‘T 
8SE‘9LS 
879‘7L9 
LL6‘68 
090‘9TZ 
7p8’78S 
TE6‘680'T 


SL6T 


HIMOND NOLLIVINdOd Wav AVd O86T - OLET 


6T PTOeL 


661‘829'F 


G88‘ 702 
Tv6‘69T 
PTL’790'T 
PET‘ 9GS 
PL9'STL 
OT ’6L 
8£0‘902 
68€‘8SS 
P8T‘ELO‘T 


OL6T 


TEIQL Teuothsy 


BUDUOS 
oueTOS 
ereTD equeS 


OsyeW UPS 


oosTouer,y ues 
eden 

uTIeW 

eySOD PIQUA 


epoukeTy 


76 


POPULATION GROWTH IN THE NINE-COUNTY BAY REGION 


Alameda 
Contra Costa 
Marin 

Napa 

San Francisco 
San Mateo 
Santa Clara 
Solano 


Sonama 


Region 


Source: 1980 Census; 


TABLE 20 


1980 

1,105,379 
656 ,385 
222,568 
99,200 
678,974 
587,329 

1,295,072 
235,204 


299 ,682 


5,179,793 


2000 data are ABAG estimates. 
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2000 
1,287,000 
844,300 
245 , 400 
123,000 
693,000 
624,800 
1,504,000 
381,000 


440,000 


6,142,500 


3 
1 


Change 


980-2000 


Subregional 
Benicia 
Dixon 
Fairfield 
Rio Vista 
Suisun City 
Vacaville 
Vallejo 


Remainder 


Solano 


ABAG REGIONAL POPULATION PROJECTIONS 


Areal 1980 
15,696 
7,775 
59,483 
3,448 
12,463 
44,079 
82,790 


9,469 


235,203 


“ City Sphere of Influence 


Source: 


ABAG Projections 


TABLE 21 


"83 


TOTAL POPULATION 


1985 
19,,700 

8,800 
69,300 

4,150 
15,500 
56,700 
97,900 


10,300 


282,350 


"83 
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1990 
25,300 
10,200 
79,000 

5,500 
19,200 
63,900 

105,000 


12,000 


320,100 


1995 
25,800 
10,800 
§3.,500 

6,700 
23,900 
71,400 

106,700 


13,000 


351,800 


2000 
25,300 
12,700 

104,200 

8,700 
27,500 
84,500 

104,500 


13,000 


380,400 


Future Housing Needs 

The population projections provide an indication of the fu- 
ture housing demand. This demand for housing must be trans- 
lated into a projected need for housing units. 
ABAG has prepared local housing needs determinations for the 
San Francisco Bay Region as required under Section 65584 of 
the Government Code. ABAG's determination of existing and 
projected regional needs for housing, and the local shares 
of such needs took into account six factors. 

- Market demand for housing. 

- Employment opportunities. 

- Availability of suitable sites & public facilities. 

= Commuting patterns. 

- Type and tenure of housing. 

- Housing needs for farm workers. 
Table 22 sets forth the projected housing needs for Solano 


County and the unincorporated. area. The projected need for 
the unincorporated area excludes areas within city spheres 


of influence, such as the Vallejo unincorporated area. The 
projected need includes additional units required to main- 
tain a vacancy rate goal of 4.5%. The projected housing 


need figures represents a target and is not a maximum 
number. 


ABAG has projected a need for 1,014 additional housing units 
for unincorporated Solano County between 1980 and 1990. 
During the first five year period between 1980 and 1985, the 
County issued a total of 423 building permits for single 


family units, manufactured dwelling units and companion 
living units. During this same period 3 permits were issued 
for demolition of residential units. The: ‘County will, 


therefore, need to provide 594 additional residential units 
over the next five years to meet our projected need. 


ABAG in making its determinations of regional housing needs, 
is required to consider the need for housing at all income 
levels. Section 65584 defines each locality's share of the 
regional housing need as: 


",.e-that share of the housing need of persons at all 


income levels within the area significantly affected by 
the jurisdiction's general plan." 
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TABLE 22 


PROJECTED HOUSING NEED 
SOLANO COUNTY, CITIES, AND UNINCORPORATED AREA 


Jurisdiction Projected Need! 
1980-1990 
Benicia 37927 
Dixon 846 
Fairfield 7,124 
Rio Vista ' 919 
Suisun 273919 
Vacaville 6,301 
Vallejo 9,282 
Unincorporated Area 1,014 
County Jeg 32 


lnyead": Net addition to available stock. 


Source: ABAG Housing Need Determination for the 
San Francisco Region 1980-1990 
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Table 23 considers the housing need for various income clas- 
sifications for the Region, County, and unincorporated area. 
These classifications are defined for the region as follows 


based on the 1980 census. The regional median income was 
o20, 607. 
Very low income 50% of median income $10,304 or less 
Low income 51-80% of median income $10,305 to $16,486 
Moderate income 81-120% of median income $16,487 to $24,728 
Above moderate 121% or greater Greater than 

income S24) 123 

TABLE 23 


HOUSEHOLD INCOME DISTRIBUTION 


Very Low Moderate Above 
Low Moderate 
Region 23% 16% 21% 40% 
Solano 
County 24% 17% 22% 37% 
Unincor- 
porated 243 17% 21% 38% 


Source: ABAG Housing Needs Determination of the San Francis- 
co Bay Region, 1980-1990. 


The resulting distribution does not imply that each juris- 
diction must produce the identified amount of very low, low, 
moderate and above moderate income housing. The numbers do 
imply a net increase in the number of available units in 
each of these income categories. This might be done through 
an array of approaches including "filtering", rehabilitation 
of substandard units, conversion of seasonal units to year 
round occupancy or construction of new low-moderate income 
housing units. 


In the past, the County has primarily provided for housing 
Which has been agriculturally related or rural in character. 
The type of housing provided has been principally the single 
family home which is usually self-supporting in relation to 
water and sewer service. Higher density single family and 
multiple developments have been provided primarily within 


the cities. In keeping with this, some multiple family 
zoning is located in the Vallejo unincorporated area where 
supporting services are available. Permanent’ mobilehomes 


are restricted to mobilehome parks where supporting services 
are available. However, recent changes in the County zoning 
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code allow certified mobilehomes to be placed on foundations 
in any zoning district where a one-family unit is allowed. 
Temporary mobilehomes are permitted in the unincorporated 
area primarily as temporary farm labor or caretaker housing. 


Because the County in the past has taken on a specialized 
housing role, it becomes evident that if the County as a 
whole is to ensure an adequate supply of housing to meet its 
varied housing needs, the specific roles of the County and 
cities in meeting these needs must be clearly defined. 


RESOURCES AND CONSTRAINTS 


There are a number of housing resources and constraints 
which must be considered in defining the County's housing 
role and programs, governmental services and actions and 
conditions which affect the ability of a community to pro- 
vide adequate housing to meet its housing needs. The fol- 
lowing sections summarize these major governmental and 
market constraints to providing housing in the unincorpor- 
ated area. This is followed by a Gi#scussion of the resour- 
ces and housing efforts undertaken by the County under the 
1979 Housing Element. 


Governmental Constraints 


Among the factors which constrain the production of housing 
include land availability, public facilities and services, 
environmental constraints, Proposition A, permit processing 
and development fees. 


Land Availability 


Land available for residential development is determined by 
General Plan policies and residential zoning. Solano 
County's Land Use and Circulation Element designates par- 
ticular areas for residential development. The residential 
classifications are broken into four groups - Agriculturally 
Related Housing, Rural Residential, Suburban Residential, 
Urban Residential. 


The element recognizes the need for agriculturally related 
housing, including farm residences and necessary residences 
for farm labor for the continued operation of an agricul- 
tural enterprise, in areas designated for Agricultural and 
Open Space use. Approximately 20% of the residential 
development over the past five years has been agriculturally 


oe pois 


related. However;> “lt is the intent “Of the plan to’ direct 
future residential growth and development in a manner which 
best preserves the County's essential agricultural lands. 


The Rural Residential designation is applied generally to 
lands beyond the planned urban growth areas of cities. 
This designation has been restricted to non-essential 
agricultural lands to provide for single-family units in 
areas where amenities for rural living and privacy exist. 
Rural residential densities vary between 2-1/2 acre to 10 
acre parcel sizes. Rural residential is intended to be 
primarily self supporting with on site sewer and water 
systems. 


The Suburban Residential designation is applied to existing 
subdivisions located outside city urban growth areas where 
previous single-family residential development has occurred 
at higher densities than is currently allowed under County 
policy and regulations. It is not intended that the subur- 
ban designation be applied to areas where new or expanded 
residential development is to occur but rather to preserve 
the character and quality of the existing suburban communi- 
ties. The suburban designation is defined as 1 to 4 units/ 
gross acre. 


Urban residential designations have been applied and con- 
fined to areas within city urban growth lines. These areas 
are intended to be annexed and developed ultimately by city 
jurisdictions which have the necessary services and facili- 


ties to support development at urban densities. Urban 
residential designations include: Low 2 - 7 units/per 
acre; Medium 8 - 15 units/per acre; and High 16 - 25 
units/per acre. Urban development includes single-family, 


multiple family and mobiiehome parks. 


Approximately 13,977 acres have been designated for rural 
and suburban residential development on the County general 
plan as shown in Table 24. Over 70% of this land is located 
in the Vacaville area. 


Thirteen thousand four hundred and twenty six acres have 
been designated for rural residential development. Within 
this land use designation 7,423 acres are vacant and have a 
capacity of holding 1,786 units. The General Plan amendment 
designating the Rancho Solano development northwest of Fair- 
field as rural residential would add 850 units for a total 
of 2,636 potential units. Within the rural residential 
designated areas, new land division and development have 
been occurring for the most part at the maximum density 
allowed under the general plan. There are, however, a num- 
ber of pre-existing developed parcels which could be further 
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divided and developed. This would have to occur in order to 
reach the holding capacity set forth in Table 24. 


Under the Suburban Residential land use designation, 2,416 
acres have been designated for residential use. This desig- 
nation reflects existing subdivisions located outside city 
urban growth areas which were developed at urban densities. 
It has been applied to the Green Valley floor area, the Wil- 
lotta Oaks subdivision and the Elmira community. ing the 
Elmira Community some infill development is expected to oc- 
cur aS a result of the recent provision of sewer service 
designed to alleviate septic tank problems. Infill develop- 
ment which has occurred has been at the maximum density al- 
lowed under the General Plan designation. 


While urban residential designations are intended _ for 
development through city jurisdictions, four existing unin- 
corporated communities are located within city urban growth 
lines. They include Lemon Street area and Homeacres area in 
Vallejo and Rockville and Cordelia in Fairfield. Some in- 
fill development can be expected to occur within these com- 
munities, particularly the Homeacres area which has devel- 
oped at lower densities than permitted under the General 
Plan. 


As shown on Table 25, approximately 13,000 acres of land are 
currently zoned for residential use. Residential zoning 
districts include: 


Rural Residential (RR) 


R-R 2 1/2 2 1/2 acre minimum parcel size 
R-R5 5 acre minimum parcel size 


Rural Estate (RE) 


R-E 1/4 1/4 acre minimum parcel size 
R-E 1/3 1/3 acre minimum parcel size 
R-E 1/2 1/2 acre minimum parcel size 
R-E 1 1 acre minimum parcel size 


One-Family Residential (RS) 


R-S 45 57000 4sq~ sft. minimum jbuiliding 
site 

R-S 6 6/000Ksq 4 ft. manimum. building 
site 

R=Si4 73.5 7,500 sq. ft. minimum building 
site 


Duplex Residential (RD) 


Two family unit 6,000 sq. ft. minimum building 
site 

One family unit 5,000 sq. ft. minimum building 
site 


Multiple Residential (R-M) 


R-M 4 1,250 sq. ft. minimum land 
area/dwelling unit 

R-M 2 2,500 sq. ft. minimum land 
area/dwelling unit 

R=-M 2 4,000 sq. ft. minimum land 


area/dwelling unit 


Within each zoning district, the dwelling unit holding 


capacity has been estimated as shown on Table 25. Not abk 
lands currently designated for residential development have 
been zoned for residential use. These lands will need to be 


rezoned as market demands dictate” to reach the holding 
Capacities estimated under the general plan. 


The vast majority of the County's residential zoning is 
presently within the rural residential districts. Rural 
Residential zoning has been applied to areas designated for 
rural residential development on the General Plan. Approxi- 
mately three-quarters of the rural/residential development 
is located in the Vacaville area. The predominance of large 
lot rural residential zoning in the unincorporated area is 
reflective of the County's general plan policies requiring 
urban general plan designations to be annexed to cities 
prior to their development. It is also reflective of County 
health regulations which require 5 acre minimum parcels when 
residential development is serviced by on-site wells for 
water and septic tanks for sewage disposal. Two and one 
half acre minimums are allowed if a public water supply is 
available. These regulations are further discussed in the 
next section entitled Public Facilities and Services. 


The County's Residential Estate (R-E) zoning is applied to 
areas designated for suburban development including the 
Green Valley, Willotta Oaks area and Elmira and some exist- 
ing community areas designated low density within city urban 
growth lines including Rockville, Cordelia, Homeacres and 
Lemon Street. Some infill development can occur within the 
Homeacres Community. However, parcels created after 
February, 1975, are required to meet County health regula- 
tions for minimum parcel sizes, despite zoning classifica- 
tion, if on-site sewage systems are used. The provision of 
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TABLE 25 
UNINCORPORATED RESIDENTIAL ZONING 
OCTOBER 1984 


ZONING CLASSIFICATION ACRES TOTAL ACRES IN 
CLASSIFICATION 
Rural Residential (RR) 
R-R 2-1/2 TPO9G 19 
R-R5 47857275 12,049.45 
R-R10 S251 
Rural Estate (RE) 
R-E 1/2 ied: 08 
R-E 1/3 M7OS55 769.97 
R-E 1/4 97.34 
R-E 1 341.05 
One Family Residence (RS) 
Res 5 EOS SM RA PAS 
R-S 6 45.33 
Duplex Residence (R-D) 
RD 1 ee ei 77.47 
Multiple Residence (R-M) | 
R-M4 Sao 9292 


sewer service in the Elmira community will permit rezonings 
from “R-R2-1/2" to "“R-E" densities which will allow higher 
density development. The high cost of land and housing that 
results under Rural Residential and Rural Estate zoning 
makes it extremely difficult for non-market rate households 
to acquire housing in these areas under the present economic 
climate. 


All of the County One-family (R-S), Duplex (R-D), and Multi- 
ple Residence (R-M) zoning is located in the unincorporated 
urban areas of Vallejo. There is some potential for infill 
and higher density development within all three of these 
zoning districts. 


Finally, while there is a substantial amount of land desig- 
nated for residential development to meet projected demands, 
there is presently no mechanism for ensuring that it takes 
place! in’. ean orderly» fashion. TOM) provide ofory orderly 
development which minimizes impact on surrounding agricul- 
tural lands, areas for future residential reserves need to 
be identified. 


Public Facilities and Services 


County policies with respect to the provision of public 
facilities and services can.act’ as a major constraint of 
future residential development. The extent and level of 
services and facilities to be provided are important factors 
in determining Solano County's housing role with respect to 
location, timing and density of development. 


The County recognizes that the provision of essential public 
facilities and services is a prerequisite to the maintenance 
of a satisfying living environment. Presently, the County's 
housing role is primarily one of a regulator. The County 
provides services to guide development, to ensure that homes 
are constructed with due consideration for the residents’ 
health and welfare, and to ensure that one resident is not 
adversely affected by the actions of his neighbors. 


The County has also recognized its responsibility to provide 
and maintain certain essential. services and facilities. 
These include health, police, and fire protection and cer- 
tain public improvements such as _ road and storm drainage 
improvements as needs are identified.” 


Table 26 provides a breakdown of the types of water and 
sewer service provided to year round housing units jin the 
unincorporated area. Public sewage disposal is provided by 
Vallejo Sanitation and Flood Control District to the Lemon 
Street and Homeacres areas. The City of Fairfield provides 
sewer service to the Cordelia community and the City of 
Vacaville to the Elmira Community. These areas are desig- 
nated for urban and suburban residential development. 
Consequently, some higher density infill development can 
occur at these locations. A small package plant provides 
sewer service to a condominium complex in Green Valley. The 
remainder of the unincorporated area designated for rural 
residential development is served by septic systems. 


Public water service is provided to a number of areas in the 
County. The Homeacres, Lemon Street, Green Valley, Corde- 
lia, and Rockville areas are served by the City of Vallejo. 
Solano Irrigation District provides treated water to Tolenas 
and irrigation water to the Gibson Canyon area for domestic 
use treated by home treatment systems. The remainder of the 
unincorporated area is served by individual wells. 


In the past, the County has taken the position that it 
should not provide urban services such as sewers or treated 
water although development has been permitted if+euch, ser- 
vices are provided by cities or special districts. This 
position has been strengthened through General Plan policy 
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TABLE 26 


UNINCORPORATED AREA WATER AND SEWER SERVICE 
YEAR-ROUND HOUSING UNITS BY 
SEWAGE DISPOSAL 


Public Sewer 1b, fevers 
Septic Tank 4,059 
Other Means 5) 7/ 


YEAR ROUND HOUSING UNITS BY 
SOURCE OF WATER 


Public System or Private Co. 2,664 
Individual Well Drilled 3,066 
Individual Well Dug 133 
Some Other Source 96 


Source: 1980 Census 


statements which suggest that "what is urban should be 
municipal" meaning that development at densities requiring 
urban .services should occur within an incorporated city. 
This position was taken in the belief that cities can pro- 
vide urban services more efficiently than the County. This 
policy is also consistent with General Plan policies that 
encourage city centered growth with residential development 
provided in close proximity to employment and commercial 
centers minimizing travel distances, energy consumption and 
noise and air pollution. As a result of these policies, 
recent development in the unincorporated area has been 
primarily self-sufficient. 


Future housing in the unincorporated area will be built pre- 
dominately on sites which are five acres or larger. Present 
County health regulations require that parcels smaller than 
five acres be served by a public water system and parcels 
smaller than 2-1/2 acres be served by both public water and 
sewer systems. 


These requirements are based upon Solano County's Septic 
Tank Ordinance adopted in February, 1975 by the County Board 
of Supervisors. The Ordinance was adopted under require- 
ments and guidelines of the State Water Resources Board as a 
result of concerns by the State Board for the protection of 
ground and surface water supplies and the public health. 
Soil conditions in Solano County rural residential areas are 
very limited in their capability to accommodate septic 
tanks. The State Water Resources Board supported the use of 
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larger parcel sizes in such areas where individual septic 
systems are proposed for long term sewage disposal. 


These requirements, however, constrain the type of develop- 
ment which can occur generally in the unincorporated area to 
low density single-family development. To provide for high- 
er density development would require the provision of sewer 
services. Such a solution would 1) be contrary to general 
plan policies which provide that new development requiring 
urban services be annexed to the cities; 2) increase pres- 
sures on surrounding agricultural lands for development, 
particularly where trunk lines passed through agricultural 
areas; and 3) be extremely costly due to existing develop- 
ment patterns. While the quantity and density of future 
unincorporated housing is determined by County General Plan 
policies, zoning designations, and the above stated servic- 
ing policy, to date the theoretical holding capacity permit- 
ted by these policies has not been tested against the 
County's ability to provide services. It May be that ‘the 
County can continue to permit 2-1/2, SI" BO Vand’ 2OPiacne 
residential development without altering its traditional 
policy toward providing services. On the other hand, a 
threshold may be reached, where the quantity of housing 
within a given area will require provision of urban level 
services, such as major road improvements, treated water, 
and increased fire and police protection. The County needs 
to evaluate the cost of new residential development and its 
impacts on County services as Opposed to the revenues gener- 
ated to the County from existing and new residential 
development. 


In addition, recent experience has indicated that in some 
designated residential areas ground water supplies are 
limited or unavailable to support residential development. 
Therefore, consideration needs to be given to identifying 
present water supplies and where limited water supplies are 
found to exist, alternatives need to be explored. In other 
areas with poor soil conditions, increased residential 
populations may reach a point where individual septic sys- 
tems can no longer be relied upon and some form of community 
sewage disposal may be required. Where changes in water and 
sewer service systems are required, steps will need to be 
taken to ensure the protection of surrounding open space and 
agricultural lands. Care must be exercised to ensure com- 
plete adherence to the County General Plan Policies includ- 
ing timing of development. In such cases, analyses should 
also be undertaken to determine additional services and 
facilities which may be required to accommodate increased 
densities permissible with public water supplies and sewer 
systems. 


These two codes set forth the specific land use and struc- 
tural requirements for the construction of residential units 
within the County. 


The County has adopted the Uniform Building Code of 1979 as 
its Building Code Standards, and it has recently adopted 
regulations of the State Energy Commission for Energy Con- 
servation Standards for residential buildings. 


The zoning code establishes within each district the types 
of residences which can be constructed and their architec- 
tural and development standards, i.e. parking, set backs, 
height limits. Recent changes in the Zoning Code have pro- 
vided expanded opportunities for low cost housing and hous- 
ing of groups in special need. The first change allows for 
the development of companion living units in Agricultural 
and single family zoning districts. A companion living unit 
is defined as "one additional dwelling unit containing not 
more than 850 square feet attached or detached to the prin- 
Cipal residence on the same ownership providing independent 
living quarters including sleeping, eating, cooking and 
Sanitation facilities for one or more adult persons who are 
60 years of age or older, handicapped or convalescent". 


The County has also adopted an amendment to the Zoning Code 
which allows manufactured dwelling units in any district 
where a one-family unit is allowed. A manufactured dwelling 
unit is a mobilehome certified under the National Mobilehome 
Construction and Safety Standard Act of 1974 placed on a 
foundation system constructed according to the provisions of 
Section 18551 of the Health and Safety Code and implementing 
regulations and designed for and occupied exclusively by one 
family. A manufactured dwelling must also meet the minimum 
architectural and development standards for dwellings as set 
forth in’ the -code. 


The County's existing zoning code was originally adopted in 
L959). While there have been piecemeal revisions to the 
code, the County has never undertaken a comprehensive review 


Siesite, provisions. Conflicts exist between general plan 
policies and land use designations and zoning code provi- 
sions and application of zoning districts. Zoning code 


revisions are needed to bring consistency between the code 
and the County General Plan and to incorporate updated stan- 
dards and processing procedures. 


The County is proposing to undertake a comprehensive update 


of its zoning code. As part of this update, residential 
districts will be reviewed for consistency with general plan 
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policies. In addition, residential districts, permitted 
uses, building requirements, and permit processing pro- 
cedures will be studied. 


Environmental Problems and Constraints 


The County faces a variety of environmental problems and 
issues with respect to existing residential areas and to the 
provision of future residential development. Within several 
of the unincorporated communities, environmental problems 
such as weeds, litter, trash piles, abandoned autos, and 
abandoned dwellings are prevalent. These are related to 
specific communities in the following Community Profiles 
Chapter. The County has adopted ordinances relating to the 
abatement of litter, weeds, and abandoned autos for health 
and safety reasons; however, there is no comprehensive pro- 
gram for improving the environmental quality in many of 
these communities. 


Environmental constraints also need to be considered with 
respect to future development. Thése constraints are re- 
flected in County policies outlined in the Land Use and Cir- 
culation, Resource Conservation and Open Space, Health and 
Safety and Scenic Roadways Elements of the County General 
Plan. While these policies are described and justified in 
detail in these four elements, it is appropriate to briefly 
discuss them with respect to their impact on residential 
development. 


Policies relating to agriculture and open space, as stated 
in the Land Use and Circulation and Resource Conservation 
and Open Space Elements, act as major constraints on 
residential development. Principal policies relating to 
agriculture include: 


1. Urban development shall be confined to patterns which do 
not conflict with essential agricultural lands. 


2. Rural and suburban development shall be confined to non- 
essential marginal agricultural lands with a _ low 
capability of agricultural production and in a manner 
which minimizes conflicts with surrounding agricultural 
activities. 


Geologic hazards in Solano County also act as _ constraints 
on the location of residential development. Geologic 
hazards include areas with slope instability, surface fault- 
ing and areas susceptible to seismic shaking and ground 
failure. In areas identified as having geologic hazards, 


the Health and Safety Element requires special investiga- 
tions and studies for projects proposed for human habita- 
tion. Based on these studies, mitigating measures can be 
required before development can occur. 


Areas prone to flooding also represent a development obsta- 
cle. Areas are included which are subject to storm water, 
tidal inundation, tsunami and seiches, dam failure, and 
canal and levee failure. When development for human oc- 
cupancy is allowed in these designated areas, the Health and 
Safety Element requires structures to be elevated above the 
100-year flood plain and specific flood proofing measures 
implemented. 


In areas of extreme fire hazard, as designated by the Health 
and Safety Element, non-farm related residential development 
is prohibited. In areas of high wildfire danger, specific 
design requirements are set forth to provide effective fire 
protection measures. 


Noise can also act as a constraint as represented in adopted 
County policy. As designated in the Health and Safety Ele- 
ment, areas with exterior noise levels above 60 dBA, require 
noise abatement measures. In areas with 75 dBA and above, 
new construction will generally not be allowed. 


Policies enumerated in the Scenic Roadways Element place 
special requirements on residential development in many 
areas of scenic value. These include review of densities, 
review of site and design and the requirement of certain 
mitigating measures to minimize visual impact. 


Proposition A 


On June 5, 1984, the voters of Solano County adopted an or- 
dinance to protect the County's Agricultural and Open Space 
uses from premature conversion to urban and residential 
uses, extension of public services and piecemeal amendments 


to the General Plan. The ordinance places restraints upon 
the rate and method by which agricultural and open space 
band. ‘conversion can take place, and it reaffirms and 


strengthens the General Plan residential densities applied 
to agricultural and open space designations. The ordinance 
limits the County's ability to redesignate new residential 
areas within the unincorporated area. 


All general plan amendments and zoning ordinance amendments 
must be consistent with the policies listed below. All 
specific plans, tentative or final subdivision maps, parcel 
maps, conditional use permits, building permits or other 
entitlements are to be consistent with the policies. The 
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policies may be amended or repealed only by the voters of 
Solano County. 


iL 


Retention of the Agriculture and Open Space Designations 
in the County General Plan. 


The designation of specific lands and water bodies as 
"Extensive Agriculture", "Intensive Agriculture", 
"Watershed", "Marsh", "Park & Recreation", or "Water 
Bodies & Courses" on the Solano County Land Use and Cir- 
culation Plan and Map shall remain so designated until 
December 31, 1995 unless and until (1) annexed to or 
incorporated as a city; (2) redesignated to another use 
category by vote. of the people; jor (3) redesignated by 
the Board of Supervisors pursuant to the procedures set 
forth below under Policy 3. 


Limitations on Residential Uses on Lands within Agricul- 
tural or Open Space Designations. 


Residential densities greater than one unit per forty 
(40) acres are inconsistent with"the Intensive Agricul- 
tural designations. Residential densities greater than 
one unit per eighty (80) acres are inconsistent with the 
Extensive Agriculture and Parks and Recreation designa- 
tions unless a landowner can demonstrate that a parcel 
is capable of highly productive agricultural use such as 
orchard and vineyards lands, in which case a forty (40) 
acre minimum applies, or in non-essential agricultural 
areas which have limited viability for extensive 
agricultural uses, a twenty (20) acre minimum may be 


applied. Notwithstanding the above, one residence may 
be built on lots of record of less than twenty acres 
existing as of January 1, 1984. Planned unit develop- 


ments are inconsistent with all of the Agricultural and 
Open Space designations. 


Redesignations. 


Lands within the Agriculture designations may be re- 
designated to a more intensive agricultural designation, 
or to a rural residential designation (with a maximum 
density of 2.5 to 10 acres per unit) by the County Board 
of Supervisors upon the recommendation of the County 
Planning Commission, if and only if the Board finds each 
of the following: 


a. That no land proposed for designation is prime farm- 
land as defined pursuant to the United States De- 
partment of Agriculture land inventory and monitor- 
ing criteria referenced in Government Code Section 
BSS FEC)’ 


b. That the land is immediately adjacent to existing 
comparably developed areas able to accommodate the 
development and provide it with adequate public 
services; 


G@. That annexation Or incorporation is not appropriate 
or possible. 


d. That the use proposed is compatible with commercial 
farm uses, does not interfere with accepted farming 
practices, does not alter the stability of land use 
patterns in the area; and 


é. That the subject land is unsuitable for agriculture 
Gue to terrain, adverse soil conditions, drainage, 
flooding, parcel size or other reasons, such that it 
has no reasonable remaining market or rental value 
tragricultural use. 


The limitations posed by Proposition A should not constrain 
residential development over the next five years. There is 
currently sufficient land to meet the County's unincorpor- 
ated projected needs, and the conversion of land to residen- 
tial use through city annexation can continue under provi- 
sion of the proposition. The proposition does limit future 
locational choice to those areas currently designated 
residential under the general plan. 


Permit Processing 


The County processes various permits relating to residential 
development. The time it takes to process a permit can im- 
pact the cost of construction because developers have to 
carry financing costs during this period. Long time frames 
for permit processing can, therefore, result in increased 
construction costs. 


There are several factors which can influence processing 
time. First, there are procedural requirements set forth in 
state law for environmental review, subdivision review and 
planning actions such as general plan amendments, rezonings, 


and use permits. State law sets forth hearing requirements, 
review periods, and time limits for various actions which 
local governments must comply with. Second, the County” has 


set forth local procedures for processing applications. 
These include Environmental Review by the Environmental Re- 
view Committee, Subdivision Review by the Subdivision Review 
Committee, Design Review, and Architectural Review. The 
County has integrated these various review functions into 
the County's project review process in order that they may 
be performed concurrently. 
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However, many of the agencies involved in the review of ap- 
plications and issuance of various permits have been located 
in different departments, buildings and cities which have 
created problems in coordination and inconveniences in ob- 
taining necessary approvals and permits. The County recent- 
ly consolidated several of the agencies, (Building, Plan- 
ning, and Environmental Health) into a single department. 
The purpose of this consolidation is to provide one-stop 
permitting and to improve coordination and processing of 
applications. This consolidation will be completed when all 
the agencies are brought together at one location. 


Finally, the complexity of the project can influence the 


processing time frame. This relates to the staff time 
needed to review the project or the required environmental 
documentation. For projects which create significant en- 


vironmental impacts requiring the preparation of an EIR, the 
processing time can be extended by as much as 6 to 9 months. 
Processing times vary depending on the type of application 
and permits required. 

General Plan amendments are limited by State law to four 
times a year. As a rule, General Plan amendments take six 
months to a year to process. Rezoning applications and use 
permit applications are processed usually within three 
months. Minor subdivisions from submittal to tentative map 
are processed within 4 to 6 weeks. Major subdivisions may 
take from 3 months to a year to process depending upon their 
complexity. These processing times are comparable to those 
of surrounding jurisdictions. 


Development Fees 


Development fees can also impact the cost of housing. These 
fees are usually passed on to the home buyer. The develop- 
ment fees are designed to recover the reasonable cost of 
processing permit applications. The fee schedule for each 
permit which may be required is provided in Appendix C. 


The fees can be divided into two categories: Permit fees 


and Service fees. Permit fees include land use permits, 
building permits, encroachment permits, and septic tank per- 
mits. Service fees include school impact fees and road 


benefit district fees. These fees vary among geographic 
areas. 


The permit fees are charged by the Department of Environmen- 
tal Management (Planning, Building, Environmental Health) 
and Public Works. These fees are designed to cover the cost 
of processing the various permits. Generally, these fees 
comprise a small component of the total cost of housing. 
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Service fees, on the other hand, can have a more substantial 
impact on housing costs. The County has two service fees: 
School Impact fees and Road Benefit fees. These fees are 
designed to pay for capital improvements necessary to sup- 
port the new residential development. The. school impact 
fees are set by the specific school district. The Road 
Benefit district fees are currently only applied to one 
area, Green Valley, and are set by the Board of Supervisors. 
To reduce these fees would require shifting the costs to 
persons other than those directly benefiting or to other 
funding sources to subsidize these costs. Such change would 
be dependent on the creation of new funding sources avail- 
able to local governments. 


Non-Governmental Constraints 


There are several market constraints which affect the cost 
of housing and the ability of households to obtain afford- 
able housing. 


Land 


As discussed under land availability, the County has desig- 
nated 13,426 acres for rural residential development of 
which 7,423 are undeveloped. These undeveloped lands could 
accommodate 1,786 additional units. Some of this land is 
currently zoned for residential development while other 
designated areas are still retained under = agricultural 
zoning and are in either agricultural use or vacant. While 
the County may Gesignate a given amount of acreage for 
residential use, the market determines the supply available 
for purchase and construction by the actions of individual 
property owners. 


Land costs have contributed substantially to the high cost 


G@tenousing. «scarcity, location, lot size and -accessibility, 
site improvements and unique features such as views are 
major factors in determining the value of land. Land costs 


in the unincorporated County vary. Homesites of 2-1/2 and 5 
acres north of Vacaville unimproved can vary from $50,000 to 
$75,000. On the other hand homesites in the Green Valley 
area with road improvements, water and electric utilities 
can vary between $120,000 and $140,000 for 2-1/2 acre sites. 


The high cost of land, along with large lot zoning of 2-1/2 
and 5 acre parcels which predominate in the residential por- 
tions of the unincorporated area, makes it prohibitive to 
provide low and moderate cost housing in these areas. 


= ye 


Construction Costs 
Rising costs of labor and materials are significant compo- 
nents of the increased costs. Construction techniques in 
use today are very similar to those utilized twenty years 
ago. Innovative construction techniques, which use 
materials and labor more efficiently can contribute to the 
reduction of housing costs. Although new building materials 
and practices are available,the small builder often lacks 
the capital and technology to capitalize on these. 


Excluding land costs and permit fees, the cost of construct- 
ing a single family unit in the unincorporated area on the 
average varies from $40-55 a square foot for Tabor “aiid 
materials. Some of the more deluxe larger units may cost up 
to $70 per square foot. Most of the homes built in the 
unincorporated area are custom homes. These tend to be more 
expensive than tract housing since materials and labor can- 
not be used as efficiently as in major subdivisions, 
However, approximately 50-60% of the custom homes pailt “in 
the unincorporated area, are self built by the owner which 


can substantially reduce the cost. By encouraging and sup- 
porting self built housing units, a key component in the 
cost of housing can be reduced. The County Building Depart- 


ment currently provides technical assistance to households 
building their own homes. 


The cost of financing construction, purchase or improvements 
can act as a major constraint to providing affordable hous- 
ing or improving or rehabilitating housing units. Home 
builders in recent years have been faced with high interest 
rates on construction loans. The resulting increased inter- 
est costs are passed on to the home buyer through increased 
sale prices. The cost of mortgage financing has slowed con- 
struction during periods of high interest rates as a result 
of higher percentage of households being forced out of the 
housing market. Recently, mortgage rates have varied 
between 13-18%. This is substantially higher than the rates 
available in the late 1960's and early 1970's which ranged 
between 4-6%. Lending policies and loan interest of lending 
institutions tend to restrict the availability of loans only 
to those who fit their criteria. Private conventional lend- 
ing is oriented to fulfilling only the housing needs of the 
median and high income households. Finally, high interest 
rates on second mortgages and home improvement loans have 
made it increasingly difficult for households to make neces-— 
sary improvements to maintain or improve the housing unit to 
a standard condition. 


Existing Housing Efforts and Resources 


There are a number of programs and actions which have been 
taken by the County over the past five years to improve 
housing conditions and housing opportunities. 


Community Development Block Grant (CDBG) Program 


The County has undertaken a number of housing related ac- 
tivities through its Community Development Program. Activi- 
ties funded under the small cities program include: 


a) 40 Housing rehabilitation grants to correct health and 
safety defects in the South Homeacres area, administered 
under contract with the City of Vallejo. 


b) Installation of sewer lines in the Elmira Community to 
correct septic problems. 


c) 11 Housing rehabilitation grants to correct health and 
safety defects in the Elmira Community, administered 
under contract with the City of Vacaville. 


d) Curbs, gutters, sidewalks and street improvements along 
Carlson Street in the Lemon Street area. 


e) Ongoing $450,000 Rehabilitation Loan Program in aepons 
tion of the Lemon Street area administered under con- 
tract with Vallejo Neighborhood Housing Services. 


f) Ongoing curb, gutters, sidewalks and street improvements 
along portions of Cypress, Thomas, Starr and Carquinez 
Streets in the Lemon Street area. 


The Solano County Housing Authority assists 75 households in 
the unincorporated area through this rent subsidy program. 
The program is administered under contract within thedGhiy.,of 
Vallejo. 


Redevelopment 
The Solano County Redevelopment Agency has established two 
districts: Collinsville-Montezuma Hills Redevelopment Area 


and Southeast Vallejo Redevelopment area. 


In 1983 the County established the Collinsville Montezuma 
Hills Redevelopment area located in southeast Solano Courty 
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designed to facilitate the development of water dependent 
Industry and to protect and rehabilitate the Community of 
Collinsville under policies and programs set forth in the 
Collinsville-Montezuma Hills Area Plan and Program. Through 
this redevelopment program, approximately $63,750,000: wah 
be available for housing related activities over the 50 year 
life of the project. 


In June, 1984 Solano County and City of Vallejo Redevelop- 
ment Agencies entered into an agreement establishing a joint 
redevelopment area in Southeast Vallejo. The purpose of 
this project is to facilitate the development to the Glen 
Cove area of Vallejo and to make public facility and housing 
improvements. within the unincorporated community of Homea- 
cres. Under the redevelopment agreement, approximately 
$6,000,000 will be available for low and moderate income 
housing. A minimum 30% of the available funding will be 
used for housing rehabilitation within the unincorporated 
Homeacres area. 


Manufactured Housing Ordinance 


In May, 1984 the County adopted Ordinance 1226 which amended 
the Solano County Zoning Code to allow the establishment of 
a manufactured dwelling unit in any zoning district in which 
a one-family dwelling unit is allowed. A manufactured 
dwelling unit is defined as a mobilehome certified under the 
National Mobilehome Construction and Safety Act of 1974 
placed on a foundation system constructed according; to» the 
provisions of Section 18551 of the Health and Safety Code 
and implementing regulations and designed for’ or occupied 
exclusively by one family. 


Companion Living Unit Ordinance 

In September, 1983 the County adopted Ordinance 1210 which 
amended the Solano County Zoning Code to allow Companion 
Living: Unite, san Agricultural and Rural, Estate and one- 
family residential zoning districts. It is defined as one 
additional dwelling unit containing not more than 850 square 
feet attached or detached to the principal residence on the 
same ownership providing independent living quarters inelud- 
ing, sleeping, eating, cooking and sanitation facilities for 
one or more adult persons who are 60 years of age or over, 
handicapped or convalescent. 
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Planned Unit Development (PUD) 


The County has utilized the PUD process in approving three 
major subdivisions. The PUD process provides flexibility in 
siting - allowing the clustering of sites away from areas 
with environmental Health and Safety constraints, as well as 
providing for the protection of areas of significant open 
space. 


1979 Housing Element Review 


In preparing the 1985 Housing Element, the County undertook 
a review of the 1979 Housing Element goals, objectives, 
policies, and programs. This review was accomplished 
through housing issue papers prepared by staff and reviewed 
by the Solano County Planning Commission during two study 
sessions. During these study sessions, existing housing 
policy and programs were reviewed, along with an analysis of 
population and housing characteristics, and future options 


were explored. The Commission concluded that the County's 
existing housing goals, objectives, and policies remained 
appropriate with minor revision. A new set of objectives 


and policies addressing energy conservation were incorporat- 
ed based on those adopted undér the County 's Energy Conser- 
vation Element. 


Table 27 provides a summary of the 1979 Housing Element pro- 
gram and its accomplishments. The table outlines the iden- 
tified problems, policy actions proposed, and the program 
objectives set forth in the 1979 element and identifies 
those accomplishments achieved during the 5-year period of 
the plan. 
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Chapter V 
Community Profiles 
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Chapter V 
Community Profiles 


Within the unincorporated portion of Solano County several 
residential communities can be identified. The purpose of 
this appendix is to provide a more detailed analysis of 
population and housing characteristics within these residen- 
tial communities and to identify their particular housing 
problems and needs. 


Figure 1 presents the five statistical subareas of the 
County. Within these subareas unincorporated residential 
communities have been identified as shown in Figure 2. 
Within each subarea a profile has been prepared for each 
community consisting of a summary of current land use, 
public facilities and housing problems and needs. Data used 
to describe the population and housing characteristics is 
derived from the 1980 U.S. Census Neighborhood Statistical 
program. A summary profile of the subarea remainder is also 
provided which includes unincorporated communities not pro- 
filed under the Neighborhood Statistical Program. 
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VALLEJO/BENICIA SUBAREA 


There are two unincorporated communities profiled in the 
Vallejo/Benicia Subarea: The Home Acres Community and the 
Lemon Street community. These two communities are surround- 
ed by the City of Vallejo as shown on Figure 3. 


Table 28 provides a summary of population and housing 
Characteristics for this subarea. Approximately 17.2% of 
the unincorporated population resides here. The area has 
the highest concentration of low income households within 
the unincorporated area, along with a high population of 
elderly, Black and American Indian, Eskimo Aleut, and female 
head of households, census tract median home values and 
contract rents are some of the lowest in the unincorporated 
area. 


There has been little building activity in the area over the 
past 5 years with only 35 permits issued for single family 
homes. Housing and population growth will occur through 
infill development as a result or the low density of 
development and number of vacant lots within the unincorpor- 


ated communities. 
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Figure 3 
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LEMON STREET and HOMEACRES 


POPULATION CHARACTERISTICS 


Population 
Elderly population 


Ethnic Groups 


White 
Black 


American Indian 

Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 


Low Income Households 
Large Family Households 


TABLE 28 


Female Head of Households 


HOUSING CHARACTERISTICS 


Total Housing Units 
Single Family 
Multi Family 
Mobile Homes 


Owner Occupied 
Renter Occupied 


Census Tract Median Home Values 


Census Tract Median Contract Rents 


Overcrowding 
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VALLEJO/BENICIA SUBAREA 


Number 


2807 
364 


1840 
585 
24 


176 
231 


Lids 
660 
124 
205 


1143 
906 
149 

88 


647 
456 


Percent 


13.0% 


65.6% 
20.8% 
4.4% 


6.3% 
11.8% 


60.6% 
11.2% 
18.8% 


79.3% 
13.0% 
7.7% 


58.7% 
41.3% 


$36,200-$141, 700 


$83 - $275 


380 
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Homeacres Community 

This community consists of 316 acres located north of Inter- 
state 780 between Home Acres Avenue and Rollingwood Drive 
and south of Interstate 780 between Gillcrest Avenue and 
Glen Cove Road. 


Land Use 


Homeacres is designated in the Solano County General Plan as 


Low Density Residential with 2-7 units per acre. Et’ “1s 
presently zoned under a mixture of residential and commer- 
eial~ districts. In the areas to the north and south of 


Benicia Road, approximately 102 acres are classified R-E 
4/2, 90 acres R-E\ 1/4, 21 acres R-S6, 28 acres R-D and 7 
acres R-M 4. Many of the large lots are used for boarding 
horses. Some environmental blight exists, characterized by 
the accumulation of debris and outside storage. 


Public Facilities 


Water service is provided by the City of Vallejo, and sewer 
service is provided by the Vallejo Sanitation and Flood Con- 
trol District. Vallejo Fire Station #6 is located in the 
center of the area on Gillcrest Avenue. Some road improve- 
ments are needed, and the community lacks sidewalks, curbs, 
gutters and storm drainage facilities. 


Housing Problems and Needs 


Table 29 provides a summary of population and housing 
characteristics. The Community has a_ relatively high 
population of elderly, black and female head of households. 
It also has a high population of low income households, 
slightly higher than the unincorporated average. The area 
is characterized by a high proportion of owner occupied 
housing units although the median home value is substantial- 
ly below the unincorporated median. The median contract 
rent, however, is higher than median for the unincorporated 
area but below the City of Vallejo's median contract rent. 


There is a major need for housing rehabilitation work with 
17% of the housing units identified as being substandard. 
The Homeacres area is located within the Southeast Vallejo 
Neighborhood Redevelopment area. A Neighborhood Development 
Plan will be prepared as part of the redevelopment project 
to specifically identify and prioritize housing and public 
FACLULTyY needs and improvements for funding under 
redevelopment. 
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TABLE 29 


HOMEACRES 


POPULATION CHARACTERISTICS 


Population 
Elderly Population 


Ethnic Groups 
White 
Black 
American Indian 
Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 
Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 


Total Housing Units 
Single Family 
Multi Family 
Mobile Homes 


Owner Occupied 
Renter Occupied 


Median Home Value 
Median Contract Rent 


Overcrowding 
Housing Condition 


Deteriorating 
Substandard 


Suitable for Rehabilitation 
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Number 


1444 
156 


962 
324 
14 


51 
110 


Percent 


10.8% 


66.6% 
22.4% 
1.0% 


Lemon Street 


The Lemon Street community consists of approximately 97 
acres located west of Interstate 80 between Benicia Road and 
Carlson Street. 


Land Use 


The area is designated on the Solano County General Plan as 
Low Density Residential with 2-7 units per acre. The area 
along Benicia Road is designated Community Commercial. A 
mixture of residential zones are present. Approximately 70 
acres of land are zoned R-D and 5 acres R-M4. A small 
pocket of 3 acres is zoned C-S. 16 acres of C-N zoning also 
exist along Benicia Road. The area is presently densely 
developed with approximately 7 units per acre. 


Public Facilities 


The Lemon Street area obtains water service from the City of 
Vallejo, and public sewer service is provided by the Vallejo 
Sanitation and Flood Control District. The County's Com- 
munity Development program has installed curbs, gutters, and 
sidewalks and rebuilt streets in a portion of the community. 
However, further street improvements are needed. 


Housing Problems and Needs 


Table 30 provides a summary of population and housing 
characteristics. The community has a high proportion of 
elderly, Black and female head of households, and it has the 
highest concentration of low income households within the 
unincorporated County area. The area also has the highest 
concentration of multi-family housing units which is re- 
flected in the high proportion of renter households. | There 
is a high percentage of overcrowded households. Median home 
value is substantially below the unincorporated median while 
median contract rent is above the unincorporated median but 
below the City of Vallejo median. There is a high propor- 
tion of substandard housing units in need of rehabilitation. 


The County through its Community Development program has an 
Ongoing rehabilitation loan program for a portion of the 
Community administered under contract with Vallejo Neighbor- 
hood Housing Services. The program provides low interest 
loans to low income households. This program needs to be 
expanded to encompass the whole community. 
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TABLE 30 


LEMON STREET 


POPULATION CHARACTERISTICS 


Population 
Elderly population 


Ethnic Groups 
White 
Black 
American Indian 
Eskimo or Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 
Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 


Total Housing Units 
Single Family 
Multi Family 
Mobile Homes 


Owner Occupied 
Renter Occupied 


Median Home Value 
Median Contract Rent 


Overcrowding 
Housing Condition 
Deteriorating 


Substandard 
Suitable for rehabilitation 


~ BEG 


Number 


1090 
136 


630 
2aF 
5 


78 
a 


420 
307 

SZ 
103 


Percent 


12.5% 


57.8% 
23.6% 
-5%3 


742% 
17.7% 


70.0% 
12.43 
24.53% 


72.9% 
26.3% 
- 83 


44.3% 
55.7% 


ki. 4% 


Vallejo/Benicia Remainder 


The remaining unincorporated portion of Vallejo/Benicia en- 
compasses the Napa Marsh and the Vallejo/Benicia Hills. ‘MTwo 
small communities are located here: sandy Beach on Morrow 
Cove at the Southern end of Sandy Beach Road and a mobile 
home park on Springs Road surrounded by Vallejo. ine 
remaining area consists one cle Harmen lee bbets millet related 
residences. 


Land Use 


The Napa Marsh is designated for Marsh and Extensive 


Agricultural uses. Both areas are zoned A-20 Exclusive 
Agriculture. Sandy Beach is designated as Cpen Space for 
Parks and Recreation. This 10 acre, area currently zoned R- 


SG, is fully developed with single family homes. The mobile 
home park is designated low density residential and has 
spaces for 70 mobile homes. 


Publics Facilities 


The agricultural areas rely upon onsite septic and well sys- 
tems. The City of Vallejo provides water service and Valle- 
3° Sanitation and. Flood Control District provides sewer ser- 
vice to Sandy Beach community and the mobile home park. A 
small parking area is located at the end of Sandy Beach Road 
to accommodate residential parking for the community. 


Housing Problems and Needs 


Table 31 provides a summary of population and housing 
characteristics. The area has a high population of elderly 
and low income households. There is, however, a high pro- 
portion of home ownership. Substandard housing problems 
exist in Sandy Beach area. Many of the homes are on pilings 
Which are deteriorating. Inadequate side yard clearances 
pose major fire hazards, and most of the homes have inade- 
quate access for accommodating emergency vehicles. 


a: Se 


TABLE 31 


VALLEJO/BENICIA REMAINDER 


POPULATION CHARACTERISTICS 


Population 
Elderly population 


Ethnic Groups 


White 
Black 
American Indian 
Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 

Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 


Total Housing Units 
Single Family 
Multi-Family 
Mobile Homes 


Owner Occupied 
Renter Occupied 


Overcrowding 


Housing Condition 
Detoriorating 
Substandard 

Suitable for rehabili 


tation 
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Number 


A be 
472 


Percent 


26.3% 


No survey taken 


FAIRFIELD/SUISUN SUBAREA 


There are four unincorporated communities profiled in the 
Fairfield/Suisun Subarea. They include Green Valley, Rock- 
ville and Cordelia located west of the City of Fairfield as 
shown in Figure 4 and Tolenas located between the City of 
Fairfield and Suisun City as shown in Figure 5. 


Table 32 provides a summary of population and housing 
Characteristics for this subarea which contains 23.7% of the 
unincorporated population. The area is comprised primarily 
of older occupied single family units with median home 
values above the unincorporated County median. 


This area has been the second most active for new construc— 
tion over the past 5 years. A total of 118 building permits 
for single family homes have been issued during this time 
period. Future development? will occur, through infv1l 
development and the development of Stoneridge subdivision 
north of Rockville and Rancho Solano north of Fairfield. 
The Stoneridge project will provide 427 additional residen- 
tial sites and the Rancho Solano project 850 additional 
residential sites. 


Hazards of special concern, documented in the Health and 
Safety Element, are associated with some of the areas desig- 
nated for residential development. On the western side of 
Green Valley, lands indicated for residential use are within 
an area of high slope instability and overlapping an area 
with wildfire risk. Residential development has also oc- 
curred along the Green Valley fault. Much of the develop- 
ment in Green Valley on the Valley floor has been on prime 
agricultural soils. General plan policies limit any further 
expansion of residential designations within these areas. 
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GREEN VALLEY, ROCKVILLE, CORDELIA 


Figure 5 
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TABLE 32 


FAIRFIELD/SUISUN SUBAREA 


POPULATION CHARACTERISTICS Number Percent 
Population 3863 
Elderly Population 392 9.6% 
Ethnic Groups 
White 3476 90.0% 
Black 21 53 
American Indian 19 5% 
Eskimo & Aleut 
Asian & Pacific Islander Loe 3.9% 
Spanish Origin 346 9.0% 
Households 7 L352 
Low Income Households 405 29.8% 
Large Family Households baa 11.6% 
Female Head of Households 52. 3.83 


HOUSING CHARACTERISTICS 


Total Housing Units 1381 

Single Family 1208 87.53 
Multi-Family 150 10.8% 
Mobile Homes px LoS 
Owner Occupied 1067 78.9% 
Renter Occupied 285 21.1% 
Census Tract Median Home Value $112,500 - $147,400 
Census Tract Median Contract Rent $159 - $258 
Overcrowding 47 tue 
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Green Valley 

The Green Valley Community is located at the northern end of 
Green Valley along Green Valley and Rockville Roads. 

Land Use 


The area contains 850 acres designated for residential 


development. The General Plan designates 355 acres for 
rural residential and 470 acres for suburban residential 
development. The area is zoned with a mixture of residen- 


tial districts. Approximately 154 acres are zoned RE-1/3, 
35 acres RE-1/2 and 104 acres RE-l. In addition, there are 
263 acres zoned RR-2 1/2 and 46 acres zoned RR-5. The 
remainder is designated under the Parks, Agricultural and 
Watershed classification. 


Public Facilities 


Green Valley receives domestic water from the City of Valle- 
jo and irrigation water from the Solano Irrigation District. 
Sewer Service is provided through individual septic tanks. 
The streets are in generally good condition. 


Housing Problems and Needs 

Table 33 provides a summary of population and housing 
characteristics. Green Valley does not appear to have any 
serious housing problems. The area has only a small per- 
centage of low income households. Single family owner occu- 
pied housing units predominate. While no formal housing 
survey has been undertaken the housing is in generally good 
condition and well maintained. Median home values and con- 
tract rent in the Green Valley community are the highest 
within the unincorporated area. 
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TABLE 33 


GREEN VALLEY 


POPULATION CHARACTERISTICS 


Population 
Elderly population 


Ethnic Groups 
White 
Black 
American Indian 
Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 

Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 


Total Housing Units 
Single Family 
Multi-Family 
Mobile Homes 


Owner Occupied 
Renter Occupied 


Median Home Value 
Median Contract Rent 


Overcrowding 
Housing Condition 
Deteriorating 


Substandard 
Suitable for rehabilitation 
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Number 
1291 
12 Y. 


1244 


414 
30 


$151,000 
$500 


7 


Percent 


No survey taken 


Rockville 


The Rockville Community is located north of Interstate 380 
along Suisun Valley and Rockville Roads. 


Land Use 


The Rockville Community encompasses approximately 275 acres 
designated for rural residential development and the Rock- 
ville Corners and has 160 acres designated low density 
residential within the Fairfield urban growth line. Rural 
residential zoning is applied to approximately 100 acres of 
RR-2 1/2 and RR-5. The Rockville corners areas is zoned 
with approximately 130 acres of RE-1 and 11 acres of (C=N ) 
Commercial Neighborhood. The remainder is designated low 
and medium density residential within the Fairfield urban 
Seoweousiine.. Rockville Hills Park is designated for park 
and recreation use. 


Public Facilities 


The Rural Residential area is served with onsite wells and 
septic tanks. The Rockville Corners area secures water from 
the City of Vallejo and individual wells and sewer service 
froietne City of Fairfield and individual septic tanks. 
Some street and drainage improvements are needed. 


Housing Problems and Needs 


Table 34 provides a summary of population and housing 
Characteristics for the Rockville Community. The Community 
has a high proportion of elderly households. There is a 
higher percentage of owner occupied units than in the unin- 
corporated area as a whole. A survey of housing conditions 
has not been undertaken, but there appear to be no major 
housing problems. 
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TABLE 34 


ROCKVILLE 


POPULATION CHARACTERISTICS 


Population 
Elderly Population 


Ethnic Groups 
White 
Black 
American Indian 
Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 

Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 


Total Housing Units 
Single Family 
Multi-Family 
Mobile Homes 


Owner Occupied 
Renter Occupied 


Median Home Value 
Median Contract Rent 


Overcrowding 


Housing Condition 
Deteriorating 
Substandard 
Suitable for rehabilitation 
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Number 


298 
41 


122 
95 
20 

4 


80 
33 


9111, 208 
$189 


2 


Percent 


13.8% 


92.6% 
0.0% 
0.0% 


No survey taken 


Cordelia 


The Cordelia Community is located south of Interstate 80 and 
to the east of Interstate 680. 


Land Use 


The townsite of Cordelia was established in the late 1800's. 
The community comprises 87 acres located within the City of 
Fairfield urban growth line. The area is identified as an 
historic townsite and is designated for Highway Commercial 
development. 


The Community is presently zoned under several residential 
districts including 27 acres in R-E 1/3, 10 acres in R-E 1/2 
and 40 acres in R-R 2 1/2. One acre is presently zoned C-H 
Highway Commercial. 


Public Facilities 


Cordelia receives public water from the City of Vallejo. 
Due to the age of the water system, the Community experien- 
ces water service problems as a result of clogged and fail- 
ing water lines. 


Sewer Service is provided by the City of Fairfield though 
some residential units rely on individual septic tanks for 
sewage disposal. Streets are in generally fair condition 
though some improvements are needed. Most of the area is 
without curbs and gutters. Cordelia is served by the Fair- 
field-Suisun School District, and an elementary school is 
located in the area. A fire station is also located within 
the community. In some portions of the community, environ- 
mental blight is present, characterized by debris, weeds and 
outdoor storage. 


Housing Problems and Needs 


Table 35 provides a summary of population and _ housing 
characteristics. Tiere as “a high proportion if elderly 
households and there are a number substandard housing units 
in need of rehabilitation. Several of the structures are of 
historical significance, and several of the victorian homes 
have been restored. The median home value is below the 
unincorporated median. 
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TABLE 35 


CORDELIA 

POPULATION CHARACTERISTICS Number Percent 
Population Loy 

Elderly population 27 213s 
Ethnic Groups 

White de 3 96.9% 

Black nf -8% 

American Indian 3 2.4% 

Eskimo & Aleut 

Asian & Pacific Islander 6) 0.0% 

Spanish Origin * @) 0.0% 
Households Sih 
Low Income Households v5 32.6% 
Large Family Households 6 11.8% 
Female Head of Households O 0.0% 
HOUSING CHARACTERISTICS 
Total Housing Units 61 
Single Family 54 88.5% 
Multi-Family v7] 11.5% 
Mobile Homes @) 0.0% 
Owner Occupied 32 62.7% 
Renter Occupied 19 37.3% 
Median Home Value $66,500 
Median Contract Rent $199 
Overcrowding 2 3.9% 
Housing Condition 

Deteriorating pe 

Substandard ibs 

Suitable for rehabilitation a 
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Tolenas 


Tolenas is located between the City of Fairfield and Suisun 
City. It is bounded at the north by Tabor Avenue, on the 
east by Travis Air Force Base, on the south and west by the 
Suisun City limits. 


Land Use 


The Tolenas community comprises approximately eight hundred 
and fifty acres designated for rural residential use. The 
area is zoned R-R2 1/2 and is developed to the present 
zoning densities. Some environmental blight exists charac- 
terized by weeds, debris, and outdoor storage areas. 


Publie)Facilities 


Treated water is provided by Solano Irrigation District. 
Sewer service is provided through individual septic tanks. 
Several streets are in relatively poor condition and lack 
curb, gutters or sidewalks. There is also a need for fire 
hydrants. 


Housing Problems and Needs 


Table 36 provides a summary of population and housing 
characteristics. The community has a high percentage of 
large family households, but only 3% of the households are 
overcrowded. There is a high percentage of owner occupied 
housing units. Substandard units comprise 9% of the housing 
units. The median home value and contract rent are higher 
than the unincorporated median. 
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TABLE 36 


TOLENAS 

POPULATION CHARACTERISTICS Number Percent 
Population Sa 
Elderly population 22 4.13% 
Ethnic Groups 

White 478 90.0% 

Black We oe 

American Indian 6 1.1% 

Eskimo & Aleut 

Asian & Pacific Islander 24 4.5% 

Spanish Origin 43 8.1% 
Households “ 164 
Low Income Households 61 36.5% 
Large Family Households 3h 18.9% 
Female Head of Households 16 9.8% 
HOUSING CHARACTERISTICS 
Total Housing Units 136 

Single Family 114 82.0% 

Multi-Family 25 18.0% 

Mobile Homes 0 0.0% 
Owner Occupied 133 81.1% 
Renter Occupied 31 18.9% 
Median Home Value S114, 800 
Median Contract Rent $ 267 
Overcrowding 5 3.03 
Housing Condition 

Deteriorating 52 

Substandard LS 

Suitable for rehabilitation 10 
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Fairfield/Suisun Remainder 


The remaining unincorporated area of Fairfield/Suisun encom- 
passes the Vallejo-Benicia Hills, Twin Sisters, Suisun Val- 
ley and the Suisun Marsh. Two small concentrations of 
residential development are located within the area: Wil- 
lotta Oaks in Suisun Valley and rural residential develop- 
ment along the northside of Rockville Road and eastside 
Green Valley Road. The remainder is comprised of agricul- 
tural residences. The Suisun Valley is designated Intensive 
Agriculture and has a large number of agricultural residen- 
ces. The 84,000 acre Suisun Marsh area is designated for 
Marsh use. Approximately 1500 acres are designated for 
rural residential development north of Rockville Road and 
east of Green Valley Road. Most of this area comprises the 
Stoneridge Subdivision which has a capacity for four hundred 
and twenty-nine housing units and is presently undeveloped. 
This subdivision was approved as a planned unit development 
(PUD). 


Two additional PUD's have since been approved in the area 
north of Fairfield: The Peterson Ranch PUD with 23 building 
sites and the Rancho Solano PUD with 850 building sites. 
The Rancho Solano project may ultimately be enlarged and 
developed through the City of Fairfield. 


Public Facilities 


The agricultural, watershed and marsh areas rely upon onsite 
septic and well systems for services. The City of Vallejo 
provides water service to the rural residential areas along 
Rockville and Green Valley Roads. The City of Fairfield 
provides water service to the Willotta Oaks Subdivision. 
The Stoneridge development is proposed to be served by 
Solano Irrigation District for water service with sewage 
disposal provided by individual on site disposal systems. 
The Rancho Solano Development will obtain water service from 
the City of Vallejo; The developers propose a package 
treatment system for sewage disposal. Tt Rancho. Solano is 
developed through annexation to the City of Fairfield then 
the city would provide water and sewer service. 


Housing Problems and Needs 


Table 37 provides a summary of population and housing 
characteristics. While there is a slightly higher per- 
centage of low income households within this area, than in 
the unincorporated area as a whole, there are no readily 
identifiable housing problems or needs. 
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TABLE 37 


FAIRFIELD/SUISUN REMAINDER 


POPULATION CHARACTERISTICS 


Population 
Elderly population 


Ethnic Groups 
White 
Black 
American Indian 
Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 

Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 


Total Housing Units 
Single Family 
Multi-Family 
Mobile Homes 


Owner Occupied 
Renter Occupied 


Overcrowding 


Housing Condition 
Deteriorating 
Substandard 
Suitable of Rehabilitation 
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Number 


1616 
161 


Eaoo 
) 


580 
477 
a3 
10 


408 
LZ 


uk 


No Survey 


Percent 


9.7% 


83.8% 
5% 
-1%3 


6.0% 
13.8% 


45.5% 
11.2% 
2.9% 


89.6% 
9.7% 
1.7% 


70.3% 
29.7% 


5% 


Taken 


VACAVILLE SUBAREA 


There are two unincorporated communities in the Vacaville 
Subarea: the Allendale Community and Elmira Community as 


shown of Figures 6 and 7. In addition there are several 
rural residential areas which do not meet the Census 
criteria for the Neighborhood Statistical Program. They 


include Olive School, English Hills, Gibson Canyon, Midway 
Road and Maple Street areas. 


Table 38 provides a summary of population and housing 
characteristics. Approximately 35.6% of the unincorporated 
population resides here. The area has a high percentage of 
large family households and owner occupied single family 
homes predominate. Median home values and contract rents 
vary between census tracts from very low to above the unin- 
corporated median. 


Approximately 60% of the residential building activity over 
the past five years has occurred in the Vacaville subarea 
with 289 single family building permits issued. Future 
residential development will occur through infill of exist- 
ing areas zoned for rural residential development and 
through the rezoning of lands from exclusive agriculture to 
rural residential use in those areas designated for such 
use. Some infill development is also expected to occur in 
the Elmira Community. 


There are some physical features with constrain future 
development. Geologic and wildfire hazards in Gibson Canyon 
Siae unglish QHills’ limit’, further expansion, and prime 
agricultural soils limit expansion in the East Vacaville 
area. 
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ALLENDALE 


Figure 7 


ELMIRA 


TABLE 38 


VACAVILLE SUBAREA 


POPULATION CHARACTERISTICS 


Population 
Elderly population 


Ethnic Groups 
White 
Black 
American Indian 
Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 

Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 
Total Housing Units 
Single Family 
Multi-Family 
Mobile Homes 


Owner Occupied 
Renter Occupied 


Median Home Value 
Median Contract Rent 


Overcrowding 


Number 


ow fe i) 
389 


5230 
ye 
eat 


LIG 
S27) 


1879 
sie 
303 

88 


1983 
LTS 
182 
85 


1509 
370 


Percent 


86.5% 
9.2% 
4.3% 


80.3% 
19.7% 


$27,500-$128,400 


$110-$325 


76 


Figure 7 
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TABLE 38 


VACAVILLE SUBAREA 


POPULATION CHARACTERISTICS Number Percent 
Population ee pe) 

Elderly population 389 6.7% 
Ethnic Groups 

White 5230 90.2% 

Black 129 2226 

American Indian efi -9% 

Eskimo & Aleut 

Asian & Pacific Islander 116 2.0% 

Spanish Origin 627 10.8% 
Households - 13879 
Low Income Households 573 30.6% 
Large Family Households 303 16.13% 
Female Head of Households 88 4.7% 
HOUSING CHARACTERISTICS 

Total Housing Units 1983 

Single Family 17is 86.5% 

Multi-Family 182 9.2% 

Mobile Homes 85 4.3% 
Owner Occupied r509 80.3% 
Renter Occupied a 19.7% 
Median Home Value $27,500-$128, 400 
Median Contract Rent $110=-$325 
Overcrowding 76 4.0% 
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Allendale Community 

The Allendale Community is located north of Vacaville, east 
of Interstate 505 between Midway and Allendale Roads. 

Land Use 


The area consists of approximately 900 acres as shown in 
Figure 6. It is designated Rural Residential and Intensive 


Agricultural on the Solano County General Plan. Approxi- 
mately 600 acres are zoned R-R 2 1/2 and R-R 5. Environmen- 
tal blight is present at some locations. this 2S. .chatac= 


terized by weeds, accumulation of debris, abandoned autos 
and outside storage. 


Public Facilities 


Domestic water is provided by individual wells, and sewage 
disposal is accomplished through septic systems. Sewer 
problems have occurred in some parts of the area. Street 
improvements are needed; Esquivel and Robinson Roads need 
paving while others are narrow and without shoulders and are 
in need of maintenance. In addition, some flooding occurs 
in the vicinity of Hartley Road and north of Udell Road. 


Housing Problems and Needs 


Table 39 provides a summary of population and housing 
characteristics for the Allendale Community. Tere, 1s.\a 
high percentage of large family households many of which may 
be living in overcrowded conditions. The area has a high 
proportion of owner occupied single family homes. The 
median home value and median contract rent are close to the 
unincorporated medians. 
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TABLE 39 


ALLENDALE 

POPULATION CHARACTERISTICS Number Percent 
Population 982 

Elderly population 56 Sa 
Ethnic Groups 

White 869 88.5% 

Black 54 5 «5S 

American Indian be 1Lat% 

Eskimo & Aleut 

Asian & Pacific Istander LZ 1.23 

Spanish Origin 89 9.1% 
Households 5 293 
Low Income Households 44 16.4% 
Large Family Households 60 20.5% 
Female Head of Households O 0.0% 
HOUSING CHARACTERISTICS 
Total Housing Units 304 

Single Family 295 97.0% 

Multi-Family 6 2.0% 

Mobile Homes c: 1.0% 
Owner Occupied 260 88.7% 
Renter Occupied aa 11.3% 
Median Home Value $99,700 
Median Contract Rent $180 
Overcrowding 16 5.5% 
Housing Condition 

Deteriorating 53 

Substandard 64 

Suitable for rehabilitation 32 
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Elmira Community 

The Elmira community is located east of Vacaville between 
Fry Road, Lewis Road and Interstate 80. 

Land Use 


Elmira Constains approximately 500 acres as shown in Figure 


7. #The Elmira townsite is designated suburban residential 
and neighborhood commercial and the surrounding area is 
designated intensive agriculture. The townsite is zoned 


with 58 acres of R-R 2 1/2 and 2 acres R-E 1/2. Approxi- 
mately 3 acres of C-N zoning for Neighborhood Commercial 
uses and 12 acres of MG-3 zoning for a wood treating facili- 
ty are also located in the area. The intensive agricultural 
area is zoned A-40. Some environmental blight is present 
characterized by weeds, accumulation of debris and outdoor 
SuvoOrage. 


Public Facilities 


Domestic water is provided by wells and a small private 


water system. Sewer service is provided by the City of 
Vacaville. Water system improvements along with storm 
drainage improvements are needed along with road improve- 
ments and street lighting. Several roads are narrow with 


poor shoulders and First Street is unpaved. 


Housing Problems and Needs 


Table 40 provides a summary of population and housing 
characteristics. The .community has a high proportion .of 
households of Spanish origin and there are a high per- 
centages of female head of households and low income 
households. 


There. is..also.a.high proportion of rental units. Median 
home value and contract rent are below the unincorporated 
median. There is a high proportion of deteriorating housing 
units in the comnunity. 
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TABLE 40 


ELMIRA 
POPULATION CHARACTERISTICS Number Percent 
Population 160 
Elderly population 8 5.0% 
Ethnic Groups 
White Ea2 82.5% 
Black O 0.0% 
American Indian 2 1.3% 
Eskimo & Aleut 
Asian & Pacific Islander 5 Juke 
Spanish Origin 47 29.4% 
Households 66 
Low Income Households P 26 36.6% 
Large Family Households 4 6.1% 
Female Head of Households 9 13.6% 
HOUSING CHARACTERISTICS 
Total Housing Units 73 
Single Family 56 76.7% 
Multi-Family 17 23.3% 
Mobile Homes ¢) 0.0% 
Owner Occupied 28 42.4% 
Renter Occupied 38 57.6% 
Median Home Value $45,000 
Median Contract Rent $140 
Overcrowding 1 1.5% 
Housing Condition 
Deteriorating 23 
Substandard 5 
Suitable for rehabilitation 4 
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Vacaville Subarea Remainder 


The remaining unincorporated Vacaville area encompasses the 
Vaca Mountains, Pleasants Valley, English Hills and Eastern 
Vacaville. There are several rural residential areas lo- 
cated within the remaining Vacaville subarea. They include 
Olive School, English Hills, Arroyo Trails, Gibson Canyon, 
Pleasants Valley, Midway/Leisure Town Road and Maple Street. 
The remainder is comprised of agriculturally related 
residences. 


Land Use 


The Solano County General Plan, designates the Vaca Mountain 
and Northern English Hills areas as watershed. The remain- 
ing portions of the upper English Hills and Pleasants Ranch 
are designated for Intensive Agricultural use. The 
Pleasants Valley - Vaca Valley floor is designated for In- 
tensive Agriculture use. Rural Residential designations 
have been applied to the Pleasants Valley Ranch Subdivision, 
English Hills, Gibson Canyon, Olive School, Arroyo Trails 


subdivision, Midway/Leisure Town Road, and Maple Street 
areas. The remaining area east of 1-505 and Vacaville, is 
designated for Intensive Agricultural use. The «Rural 


Residential designation encompasses 5,400 acres. 


Public Facilities 


Most of the dwelling units within the remainder of the Vaca- 
ville subarea are served by individual wells and septic 
tanks. However, some dwelling units in Gibson Canyon use 
On-site treatment of irrigation water from Solano Irrigation 
District as a domestic water source. Water availability in 
the English Hills was a problem during recent drought condi- 
tions. Potential septic problems may also exist in areas 
with high water tables such as in the Maple Street area. 
Circulation problems also exist. Many of the roads are nar- 
row with no shoulders and are in poor condition. There are 
also several hazardous intersections. 


Housing Problems 


Table 41 provides a summary of population and _ housing 


characteristics. There is a high percentage of large fami- 
lies some of whom may be living in overcrowded conditions. 
Owner occupied single family homes predominate. Housing 1s 


in generally good condition though some rehabilitation work 
may be necessary in the Midway/Leisure Town Road and Maple 
Street areas. 
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TABLE 41 


VACAVILLE REMAINDER 


POPULATION CHARACTERISTICS 


Population 
Elderly population 


Ethnic Groups 
White 
Black 
American Indian 
Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 

Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 


Total Housing Units 
Single Family 
Multi-Family 

Mobile Homes 


Owner Occupied 
Renter Occupied 


Overcrowding 
Housing Condition 
Deteriorating 


Substandard 
Suitable for Rehabilitation 


~ [ag 


Number Percent 
4,655 
325 Was 
4,229 90.8% 
#5 1.63% 
BV) he 
99 PAP LE? 
491 10.5% 
1.520 
FOS Bol S 
239 hot V2 
719 ir ee 
LAOS: 
LP ,365 85.0% 
159 9.9% 
32 Sigal us 
Nan 2 aa 380.3% 
299 19.7% 
59 31..9% 


No Survey Taken 


DIXON SUBAREA 


The 110,000 acre Dixon Subarea is located in the northeast 
portion of the County. 


Land Use 


The area surrounds the city of Dixon. The Solang Councy 
General Plan designates the entire region for intensive 
agricultural’ Use, “and it “is Zoned A-40 & A-S0 Exclusive 
Agriculture. Some M-G General manufacturing and C-H Highway 
Commercial zoning also exist along I-80. Residential uses 
ave vrimarily agriculturally related. 


Public, Facilities 


Domestic water and sewer are provided through private wells 
and individual septic systems. Road conditions vary from 
generally good to poor with need for maintenance work. Some 
flooding occurs in the area southeast of the City of Dixon. 


Housing Problems and Needs 


Table 42 provides a summary of population and housing 
Characteristics. There is a very high proportion of house- 
holds of Spanish Origin. A large proportion of households 
are also low income. The proportion of large family house- 
holds is slightly higher than the unincorporated average, 
but overcrowded households are more than double the unincor- 


porated average. The percentage of mobilehomes is four 
times than that found in the County as a whole. There is 
also a high proportion of rental units. Median home value 


and contract rent are both below the unincorporated median. 


While no housing survey has been undertaken, there is a 
clear need for housing rehabilitation. 
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TABLE 42 


DIXON SUBAREA 


POPULATION CHARACTERISTICS Number Percent 
Population 2,693 
Elderly population 200 7.5% 
Ethnic Groups 
White 1,816 68.5% 
Black 14 -5% 
American Indian ES -6% 
Eskimo & Aleut 
Asian & Pacific Islander is 5% 
Spanish Origin Li0k5 38.3% 
Households 831 
Low Income Households . 455 50.4% 
Large Family Households 165 19 «9% 
Female Head of Households oie aat% 


Housing Characteristics 


Total Housing Units 890 

Single Family 574 64.5% 

Multi-Family 165 18.5% 

Mobile Homes ESL 17.0% 
Owner Occupied 428 51.5% 
Renter Occupied 403 48.5% 
Median Home Value $65, 000-$83, 300 
Median Contract Rent $79-$91 
Overcrowding LL 14.1% 
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RIO VISTA SUBAREA 


This 140,000 acre sub-area is located in the southwest por- 
Promeotethe County. 


Land Use 


The Delta and Ryer Island are designated for Intensive 
Agricultural use with the Jepson Prairie and Montezuma Hills 
designated for Extensive Agricultural use. Zoning is A-80 
and A-160 exclusive agriculture. The Lambie Industrial park 
is designated for General Industrial use and is zoned MG-3. 
In the Collinsville area, 7400 acres have been designated 
and zoned for water dependent industrial use. Residential 
uses are primarily agriculturally related. Two small com- 
munities, the township of Collinsville and Birds Landing, 
are located in the Montezuma Hills. There is also a small 
residential area located on the Sacramento River adjacent to 
the City of Rio Vista. Two small recreational mobile home 
parks are located on Ryer Island. 


Public Pacilavties 


Domestic water and sewer are provided through private wells 
and individual septic systems. The North Rio Vista Sewer 
District provides sewer service to the residential area ad- 
jacent to Rio Vista. Roads are in generally good condition 
though some roads need maintenance work. 


Housing Problems and Needs 


Table 43 provides a summary of population and housing 
characteristics. Like Dixon, the area has a high proportion 
of households of Spanish Origin. There is also a high per- 
centage of elderly, low income and overcrowded households. 
Over 30% of the housing units are mobile homes and 56% of 
the housing units are renter occupied. 


The median home value is below the unincorporated median 
though median contract rents are about the same as the unin- 
corporated median. While no housing survey has been under- 
taken, there is a need for housing rehabilitation in the 
agricultural community, as well as in the Collinsville, 
Birds Landing and Rio Vista unincorporated areas. 


TABLE 43 


RIO VISTA SUBAREA 


POPULATION CHARACTERISTICS 


Population 
Elderly population 


Ethnic Groups 
White 
Black 
American Indian 
Eskimo & Aleut 
Asian & Pacific Islander 
Spanish Origin 


Households 

Low Income Households 
Large Family Households 
Female Head of Households 


HOUSING CHARACTERISTICS 

Total Housing Units 
Single Family 
Multi-Family 


Mobile Homes 


Owner Occupied 
Renter Occupied 


Median Home Value 
Median Contract Rent 


Overcrowding 


Number 
1,168 
ibe! 


898 


520 
283 

a9 
156 


de 
242 


$56,000 
$153 


50 
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Percent 


10.5% 


11.5% 
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Affordability. The “ability” of ‘low ~and “moderate income 
households to accommodate housing costs without having to 
pay a disproportionate share of their income. Those house- 


holds occupying housing units whose housing costs are 
greater than 25% of their gross income are considered to be 
"overpaying" 


Dwelling Unit. See Housing Unit. 


Elderly*s Persons 65 of age or older. 


Farm Labor Housing. 
Permanent Farm Labor Housing. A unit occupied on a 


year round basis by farm workers or caretakers. 


Migrant Farm Labor Housing. A unit occupied on a 


seasonal basis by migrant farm laborers. Such units 
are provided primarily through farm labor camps, which 
are registered with the Solano County Health 
Department. 


Handicapped. Persons determined to have a physical impair- 
ment or mental disorder which is expected to be of “long- 
continued or indefinite duration and is of such a nature 
that the persons ability to live independently could be im- 
proved by more suitable housing conditions. 

Household. All persons occupying a dwelling unit. 


Housing Condition. 
Standard Housing Unit. A unit considered in sound con- 


Bel. 


dition showing no visible defects or slight defects, 
needing normal maintenance. 


Substandard. A unit which does not provide safe and 
adequate shelter. It has one or more critical defects 
or has a combination of intermediate defects in suffi- 
cient number to require extensive repair or rebuilding 
or is of inadequate original construction. 


Substandard and Suitable for Rehabilitation. A unit in 
substandard condition considered economically and 
physically appropriate for rehabilitation using the 
following criteria: 


1. The costs of required equipment and construction; 

2. The market acceptance and Value of the units after 
rehabilitation; 

3. The need for, availability of and costs of essen- 


tial community services and facilities which are 
necessary to continuing use and maintenance after 
rehabilitation; 

4. The technical feasibility of rehabilitation with 
current availability of accessible construction and 
financing resources. 


Defects. 


Slight Defects. Lack of paint. Slight damage to porch 
or steps. Slight wearing away of mortar between bricks 
Or masonry. Small cracks in walls, plaster, or chim- 
ney. Cracked windows. Slight wear on floors, door- 
sills or door frames, window sills or window frames. 
Broken gutters or downspouts. 


Intermediate Defects. Holes, open cracks, rotted, 
loose, or missing materials in the foundation, walls, 
roof, floors, or ceiling, but not over a large area. 
Shaky or unsafe porch, steps or railings. Several 
broken or missing window panes. Some rotted or loose 
window frames or sashes that are no longer rainproof or 
windproof. Broken or loose stair treads, or broken, 
loose or missing risers, balusters, or railings of in- 
side or outside stairs. deep wear on doorsills, door 
frames, outside or inside steps or floors. Missing 
bricks or cracks in chimney which are not serious 
enough to be a fire hazard. Makeshift chimney, such as 
stovepipe or other uninsulated pipes leading directly 
from the stove to the outside through a hole in the 
roof, wall or window. 


Critical Defects. Holes, open cracks, or rotted, loose 
or missing material (clapboard siding, shingles, 
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bricks, concrete, tile, plaster, or floorboards) over a 
large area of the foundation, outside walls, LOOT; 
chimney or inside walls, floors or ceilings. Substan- 
tial sagging of floors, walls or roofs, Extensive 
damage by storm, fire or flood. 


Housing Unit. The place of permanent or customary and usual 
abode of a person, including a Single-family dwelling, a 
single unit in a two-family dwelling, multi-family or multi- 
purpose dwelling, a unit of a condominium or cooperative 
housing project, a non-housekeeping unit, a mobilehome, or 
any other residential unit which either is considered to be 
real property under State law or .cannot be moved without 
substantial damage or unreasonable cost. 


Large Family. A family of 5 or more persons. 


Low Income Households. A household whose income does not 
exceed 80% of the median income of the Standard Metropolitan 
Statistical Area (SMSA). 


Moderate Income Household. A household whose income does 
not exceed 120% of the median income of the Standard 
Metropolitan Statistical Area (SMSA). 


Overcrowding. A condition when housing units provide insuf- 
ficient living space to meet the needs of a household. A 


housing unit is determined to be overcrowded when there are 
1.01 or more persons per room. 


Vacancy Rates. An indicator on the availability of housing. 
The Optimal vacancy rate is 4.5%. 


Very Low Income Households. A household whose income does 


not exceed 50% of the median household income of the Stan- 
dard Metropolitan Statistical Area (SMSA). 
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Appendix C 


Permit Fee Schedule 


November 1984 
SERVICE 


General Plan Amendment 


Rezone 


Planned Unit Development Appl. 


Extension to exercise PUD 
Permit ‘ 


Minor revision to PUD Permit 


FEE 


$200. initial fee + $500 
or actual cost of County 
contract w/consultant 
plus staff time as 
follows: 


$ 30./hr. Professional 
Staff 

$ 15./hr. Sub- 
Professional Staff 


$500. + $5%/ace. 


$980. + $8. per dwelling 
unit and $80. per commer- 
Cial unit 


$ 90. plus staff time as 
follows: 


$30./hr. Professional 
Staff 

$15./hr. Sub-Professional 
Staff 


$200. plus staff time as 
follows: 


SERVICE FEE 


$30./hr. Professional 


Staff 
$15./hr. Sub-Professional 
Staff 
Use Permit Application 
Zoning Administrator 3210. 
Extension $ 80. 
Minor Revision S 160% 
Planning Commission $450. 
Extension 3280. 
Minor Revision by Planning $200. plus staff time as 
Commission or Board of follows 
Supervisors 
$ 30./hr. Professional 
Staff 
Professional Staff 
Subdivision 


Lot Line Adjustment $ 180. 

Minor Subdivision 

Tentative Map $4205, +: $42.7 1oe 

Revision to Approved Tentative 

Parcel Map S125; 

Waiver Parcel $ 30. 
$ 


Extension of Parcel Map Filing 40. 


Major Subdivision 


Tentative Map $1050. + $8./lot 
Review of each Revised 
Tentative Map Staff time as follows: 


$ 30./hr. Professional 
State 

$ 15./hr. Sub- 
Professional Staff 


Revision to Approved 
Tentative Map $ 60. plus staff time as 
follows: 


$ 30./hr. Professional 
Staff 

$ 15./hr. Sub- 
Professional Staff 


SERVICE 


Extension of Filing Date 
for Final Map 


Recordation of a Certificate 

of Compliance pursuant to 

State Subdivision Map Act 

(S66499.35) 

Reversion to Acreage 
Variance Permit Application 


Minor Revision to Variance 
Permit 


Marsh Development Permit Applica- 


tion (unless covered by use permit) 


Architectural Review 


Alquist-Priolo Act/Processing 
development proposal 


Mutual Agreement (Utility lines 
and facility) 


Environmental Review 


FEE 


$ 90. plus staff time as 
follows: 


S$ 30./hr.” Professional 
Staff 

S15. /nr. -Sub- 
Professional Staff 


$ 90. 


S 170. 
Paar O.s 


31.80. 


$ 50. 


$ 50. plus 50% staff time 
as follows 


S 30./hr. Professional 
Staff 

$ 15./hr. Sub- 
Professional Staff 

plus any contract with 
architectural consultant 


Staff time as follows: 


3 30./hr. Professional 
Staff 

$ 153/hws Sub- 
Professional Staff 


$450. 


Initial Environmental Study Re- $ 80. 


ferred to Environmental Review 


Committee 


SERVICE 
Negative Declaration 


Local Review 
State Clearinghouse Review 


Preparation of Environmental 
Impact Report 


Building Permit 


Residential Inspections 


Electrical Permit 


Plumbing Permit 


Inspections 

Encroachment Permit for driveway 
Septic Permit 

Impacted School District Fees 


Dixon Unified School District 


Fairfield/Suisun Unified 
School District 


Vacaville Unified School District 


Road Benefit District 
Area 1 (Green Valley) 


FEE 


Contract with consultant 
plus 20% for departmental 
processing cost. Initial 
deposit $1000. 


Based upon building 
valuation and Uniform 
Building Code Fee 
Schedule 

8 inspections = $80.00 
$1.00/ sq.’ £ea plus’'$2"tor 
permit 


$1.50/fixture 
$4.50/heating fixture 
$10/inspection 
S50. 

$100. 

No. of Bedrooms 
1 - no fee 

2 - $400 

3 - $600 

4 - $800 

5+- $900 

1. oe e) 

2 - $400 

3 - $600 

4 - $800 

5+- $900 

Le, vice) 

2 - $500 

3 - $700 

4+- $850 

$ 3,260 


SOLANO COUNTY DEPARTMENT OF 
ENVIRONMENTAL MANAGEMENT STAFF 


Robert J. Pendoley, Director 

David Hubbell, Deputy Director 

Harry L. Englebright, Project Manager 
Geoffrey Chin, Graphics and Production 
Laura Fussell, Typist 

Barbara Pereria, Typist 

Lynda Wickersheim, Typist 
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